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16.10.00 Introduction .

A. List of Commonly Used Acronyms

Acronym Full Text
ARU Accessory Residential Units
AMI Area Median Income
CC&Rs Covenants, Conditions, & Restrictions
CPI Consumer Price Index
HOA Homeowners Association
HUD U.S. Department of Housing and Urban Development
JTCHA Jackson/Teton County Housing Authority
LDRs Land Development Regulations
MFI Median Family Income
MRP Maximum Resale Price
OPP Original Purchase Price
SF Square Feet
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B. Summary of Housing Programs

The generalgoal of all housingprogramscoveredby the Housin¢ Departmer Rulesand
Regulationss to provide and maintainhousingaffordableto personsand families who makea
living primarily from employmentlocatedin Teton County, Wyoming. The housingprograms
addressedn the Housing DepartmentRules and Regulationsare: Affordable Ownership
Affordable Rental, Workforce Ownership,and Workforce Rental. Legacyprogram: (including
AccessonResidentialUnits, Attainableunits, Employeeunits,andEmployment-basednits) are
referencedn somepropertiesfrestrictions sotheseHousingDepartmenRulesand Regulation:
also contairthe rules that pertain to these programs
Descriptions of Applicable Programs:

1. AccessoryResidentialUnits (ARU) zUnits createdthroughthis programare developed
aspartof nonresidenti: developmentshatareexemptfrom the housingrequirement sef
by the LDRs. Theseunits are rentedto workersemployedin Teton County, and they
must remain as rental property (i.e., they cannot be convertedto condominiums).
AccessoryResidentialnits developedafter June4, 201€ will be partof the 3Vorkforce
Rental program To qualify to renttheseunits, atleastonepersonin the householdnust
be employedat a local businesgor a minimum of 1,560hoursper year. They may not
own residentialreal estatewithin 150 miles of Teton County.A minimum of 75% of the
household§ incomemustbe earnedrom alocal business(esfhetenantamustphysically
occupy the unit a minimum of 80% of their leaseterm. Tenantswill be requiredto
requalify annuallyor uponleaserenewal.The units are not allowedto remainvacantin
excess of 60 days. Rents are set by the awner

2. Affordable * These are units created through the mandatory affordable housing
mitigation requirementsincluded in the Town and County Land Development
Regulations(LDRs). The Affordable housing programis divided into S3Affordable
Ownership and 3Affordable Rental,” andeachhasrestrictedpricing basedon applicable
affordability ranges To qualify to purchasetheseunits, householdincome and assets
must be within the relative income range for the unit. At least one personin the
householdmust work a minimum of 1,560 hours per year. No ownershipof other
residentialreal estatewithin 150 miles of Teton County is allowed. The ownersmust
physicallyoccupythe units a minimumof 10 monthseachyear. Tenantsmustphysically
occupy the units a minimum of 80% of their leaseterm. Tenantswill be requiredto
requalify annually. Owners will be required to provide proof of continued local
employment,occupancy,and non-ownershipof residentialreal estate.Maximum rents
and salespricesare basedon medianfamily incomeas publishedby HUD. Ownership
units appreciate based on the Consumer Price Index

3. Attainable £Theseunitswerebuilt beforehousingstandardsvere codifiedin the LDRs.
No moreAttainablehousingunits will be constructedbut the HousingDepartmenRules
and Regulations still apply through the managementof existing units. Specific
requirementdor theseunits are recordedas covenantson the property deed,and the
HousingDepartmeniRulesand Regulationsare referencedhroughthesecovenantsTo
gualify to purchaseheseunits, householdncomeandassetsnustbe within the relative
incomerangefor the unit. At leastonepersonin the householdnustwork a minimum of
1,560hoursper year.No ownershipof otherresidentialreal estatewithin 150 miles of
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Teton County is allowed at time of purchaseThe ownersmust physically occupythe
unitsa minimumof 10 monthseachyear.No requalificationor future documentatiomwill
be required after purchase of the unit

Employee +Theserental housingunits are built to comply with the housingmitigation
requirementgor new nonresidentic developmer setoutin the Town andCountyLDRs.

Initially, theseunits wereintendedto provide housingto seasonalorkers,but they are

not restrictedto occupancyby seasonaWworkers. TheseHousing DepartmentRulesand
Regulationshave beenupdatedto reflect the Town and County$ policy direction in

2017,which alignswith the Comprehensivélan$ goal of housingthe local year-round
workforce. The owner of the Employe« housing units ultimately makesthe decision
aboutunit tenancyso long as the householdqualifies. Theseunits can be convertedto

condominiumsfor workforce employers. Employeeunits developedafter June4, 2018
will bepartof the 3Affordable Rental” program To qualify to renttheseunits, househol
incomemustbe within the relativeincomerangefor the unit. At leastone personin the
householdmust work a minimum of 1,560 hours per year. No ownership of other
residentialreal estatewithin 150 miles of Teton County is allowed. Tenantswill be
requiredto requalifyannually.The unitsarenot allowedto remainvacantin excesf 60
days

Employment-Base +This is a programthat the Town of Jacksoninitiated to create
restrictedownershi| units for saleto householdshatareemployedin TetonCounty,but
do not fit within the affordability rangesset out in the LDRs. Theseunits are not
developedundera mandatoryrequirementetout in the Town$ LDRs. Employment
Basedunits developedafter June4, 2018 will be part of the 3Workforce Ownership
program To qualify to purchasdheseunits, atleastonepersonin the householdnustbe
employedat a local businesgor a minimum of 1,560hoursperyear.They may not own
residentialreal estatewithin 150 miles of Teton County. A minimum of 75% of the
household§ income must be earnedfrom a local business(es)Ownersmust physically
occupythe units for a minimum of 10 monthsof eachyear. Ownerswill be requiredto
re-qualify annually

Workforce Housing Programs£This programis divided into 3Norkforce Rental” units
and Workforce Ownership units. They are providedthroughincentivesin the LDRs.
Householdswho purchaseor rent Workforce units are requiredto earna minimum of
75% of theirincomefrom alocal businessThey may not own otherresidentiakeal estate
within 150 miles of Teton County, and at leastone personin the householdmustearn
1,560 hoursannually from a local business Thereis no cap on the original purchas
p U L Frcea unit is sold or rented,the maximumresaleprice or rentalrateis restricted
to anappreciatiorcapon the unit asindicatedin the SpecialRestrictiongecordedon the
property. The ownersof Workforce RentalUnits setthe rentalrates.Thereis no capon
rental ratesOwners and tenants will be required to re-qualify annually

16.10100 Purpose and General Goals

A.

Purpose = The Jackson/TetonCounty Affordable Housing Department( 3Housing
Departmenf) was createdby Teton County, Wyoming and the Town of Jackson,
Wyoming on March 14, 2016 Town Resolution16-04 and County Resolution16-008.
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The purposeof theseHousingDepartmenRulesandRegulation ( HousingRules) is to
provide comprehensiveand consistentprovisions that apply to housing units create:
throughthe Town or County establishechousingprogramsand/oradministeredoy the
joint Town of Jackson/TetonCounty Housing Department (hereafter Housing
Department).

The Housin¢ Department Rules and Regulations were formerly known as the
Guidelines.” When the Housing Guidelinesare referencedn documentspromulgated
prior to the adoption of the 2018 Housin¢ DepartmentRules and Regulations,the
reference of guidelines refers to these Housing Department Rules and Regulations.

1. Applicability.

a. Subjectto Provisionsthat are Unique to Specific Program- Each housing
program coveredin these Housing DepartmentRules and Regulationsis
subjectto provisionsthat are unique to that programas indicatedin these
HousingDepartmenRules and Regulations.

b. Subjectto Provisionsof the RestrictionsdRecordedn the Propert) - Restricte:
housingunits aresubjectto individual deedrestriction:, specialrestrictions,or
ground leases, (collectively ¥estriction:) which may have additional
requirement®r provisions If the HousingDepartmenRulesandRegulation
andthe restrictionsconflict, thenthe languagerequirementand/orprovision
of the Restrictionsshall be appliedandfollowed, not the HousingDepartmer
Rulesand Regulations The Restrictionsrecordedon the property supersede
any inconsistency in these HousidgpartmenRules and Regulations.

c. Subjectto FederalFair HousingLaw (The Fair HousingAmendmentsAct of
1988’ - The HousingDepartmentecognizeghat the Office of Fair Housing
and Equal Opportunityadministersand enforcesfederallaws and establishes
policies that ersurethat all Americanshave equalaccesgo the housingof
their choice. The Housing Departmentdoesbusinesan accordancevith the
Federal Fair Housing Law (The Fair Housing Amendments Act of 1988).

i. Discriminatior - It is lllegal to discriminateagainstany personbecausef
race,color, religion, sex,handicapfamilial statusor nationalorigin in the
saleor rental of housing,in the financing of housing,in the provision of
real estate brokerage services, or in the appraisal of housing.

a) Filing a Complaint - Anyone who feels he or she has been
discriminatedagainstmay file a complaintof housingdiscrimination
to the HUD Housing Discrimination Hotline, 1-800-669-9777(Toll
Free) or the TDD line for the hearing impaired, 1-800-927-9275.

ii. Blockbustin¢ - Blockbusting is also prohibited. Blockbusting is the
practiceof illegally frighteninghomeownerdy telling them that people
who are membersof a particular race, religion, or national origin are
moving into their neighborhoodand that they shouldexpecta declinein
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the value of their property. The purposeof this schemeis to get the
homeowners to sell at a deflated price.

d. Disclaimel - The Jackson/TetonCounty Affordable Housing Department
(HousingDepartment) expresslydisclaimsany and all warranties,express
or implied, including without limitation fitnessfor a particularpurposewith
respectto the provision of restrictedhousingunits. The HousingDepartment
doesnot representwarrant, or promiseto construct,finance, or otherwise
produce,in whole or in part, any restrictedhousingunits pursuantto these
HousingDepartmenRulesand Regulationsor underany otherprogramsNo
applicantmay rely upon any promise implied or expressedhat restricted
housingunits shall be constructedfinanced,or otherwiseproducedjn whole
or in part, by the Housing Department.In no event shall the Housing
Departmentbe liable to any applicantfor any direct, indirect, incidental,
punitive, or consequentiatlamageof any kind whatsoeverincluding without
limitation lost profits, lost sales, lost business, lost opportunity, lost
information, lost or wastedtime. None of the information containedin these
HousingDepartmenRulesand Regulationsconstitutesan offer to sell or the
solicitation of an offer to buy a restricted housing unit.

B. General Policy Goals *=The generalgoal of all housing programscoveredby these
Housing Department Rules and Regulationsis to provide and maintain housing
affordableto personsandfamilieswho makea living primarily from employmenlocatec
in Teton County, Wyoming which includes the Affordable, Attainable, Employee
Employment-Base, AccessoryResidentialUnit, andWorkforce housingprograms.This
is accomplishedby regulatingthe occupanc, use, sale and/orrental of the restricte«
housingunits coveredby the Housing DepartmentRules and Regulationsto qualified
households as defined herein.

1.

PromotingEconomicand Social Diversity - Certainhousingprogramsalso limit
initial eligibility of qualified household9asedon financial meanscriteria, which
may include both householdincome and householdnet assets Such financia
qualifying factorspromoteeconomicandsocialdiversity within the JacksorHole
community.

EnsuringLong-TermAffordability - Many of the restrictednousingunits coverel
by these Housing DepartmentRules and Regulationsare subject to price
limitations for sale,resaleand/orrental. These limitations are intendedto ensur:
affordability for both the currenthouseholdoccupyingthe restrictednousingunit
and to ensure the long-term affordability of tkestricted housing unit

Providing Housingfor the Local Workforce- Minimum occupancyrequirement
applyto all restrictedhousingunits to ensurethatthe unit meetsthe community$
goalsof providing housingfor the local workforce by maximizingthe spaceand
filling the bedroomsandto ensurethat the restrictedhousingunit doesnot serve
as a second home.
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4. ProvidingFeir andConsistentAdministration- TheseHousingDepartmenRules
andRegulationsareintendedto provide clear,fair, and consistentadministratior
of the housing programsto which they apply. It is recognizedthat there are
individual householdsor restrictedhousingunits that may not fit clearly into the
specific provisionsof the Housing DepartmentRules and Regulations but still
meetthesegeneralpolicy goals.For thesecasesgxception,appea, andgrievanct
processedave beenincludedin Section16.10.(07 Complianceand Exception,
Appeal, and Grievance Standards and Procedures.

C. Relationship to Land DevelopmentRegulations +The Town of Jacksonand Tetor
County Land DevelopmentRegulations (LDRS) set out standardgor the development
and use of land within eachjurisdiction. The LDRs include requirementsor certain
developmentso provideaffordablehousingor feesto offsetthe additionalhousingneed
thatthe developmentgreate.Specific programsaddresdifferent typesof development.
The PlanningDepartmenbf eachjurisdiction reviewsdevelopmengapplicationgo check
for compliance with the LDRs.

TheseHousingDepartmenRulesandRegulationgmposeadditionalrequirement®n the
developersof any type of restrictedhousingunits. The Housing Departmentreviews
compliance with these Housing DepartmentRules and Regulations both prior to
development and during occupancy and use.

1. StandardsApplicable Under LDRs versus Housing Department Rules and
Regulation - Generally,the LDRs addressany provisions that must be met
duringthe developmenapprovalphasewhile the HousingDepartmenRulesanc
Regulationsaddressprovisionsthat ensureproper use and maintenanceof the
restricted housing urgthroughout their lifetime.

LDR Provisions Housing Department Rules and RegulatiBngvisions

Rental/Sale Mix (required mix of units)| Livability Standards (Interior)

Occupancystandards Dormitory Livability Standards

Livability Requirements for Conversion of Existing

Distribution of Income Categories Housing Stock

Requirements for Fees in Lieu Restrictive Covenant Form and Process

Requirements for Conveyance of Land Sale/Rental Standards and Procedures including
or Conversion of Existing Housing StoclQualification and Eligibility for Each Program

Compliance wittHousing Department Rules and

Procedure for Banking Credits :
Regulations

Phasing Plan Compliance with Restrictive Covenants

Mix by Number of Bedrooms

2. ReferencesRdained for Convenience- All referencesto the LDRs in these
HousingDepartmenRulesandRegulationsarefor convenienceandarenota part
of theHousingDepartmenRules and Regulations.
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16.10.200 Housing DevelopmentStandardsand Procedures

A. Purpose - The Jackson/TetonCounty ComprehensivePlan lists three common
communityvalues,oneof which is quality of life. One of the wayscalledout to achieve
quality of life is throughlocal workforcehousing With regardgo workforcehousing the
Comprehensive Plan includes the four following principles:

Maintain a diverse population by providing workforce housing
Strategically locate a variety of housing types

Reduce the shortage of housing that is affordable to the workforce
Use a balanced set of tools to meet our housing goal

powbdpE

The Town of Jacksonand Teton County have severaltools to increasethe amountof
housingthatis affordableto the workforce.One of thesetoolsis the requirementnd/or
incentive in the LDRs for residential and non-residentialdevelopmentto provide
permanentlyrestricted workforce housing. This housing representsa substantialand
long-termpublic investmentAs such,it is imperativethe restrictedhousingproducede
livable and of good quality.

This section, Housing DevelopmentStandardsand Proceduresjs meantto provide
guidanceto the prospectivedeveloperof restrictedhousingunits. SubsectiorB lays out
therequirement®f the HousingMitigation Plan,which is reviewedby boththe Planning
Departmentaindthe HousingDepartmentSubsectiorC setsout the Livability Standards
which are under the Housing Departm$murview.

1. Applicability - This Sectionappliesto all developmentsubjectto Division 6.2 of the
County LDRs and Division 6.2 of the Town LDRs. It also appliesto any restrictel
housing units not required through the LDRs that are presentedio the Board of
County Commissioners or Town Council in development applications.

2. General Policy Goals

a. Inform Developer:of Standardsand Procedures These Housing Developmer
Standard and Proceduresinform prospectivedevelopersof the standard: and
guidelinesfor constructionandsaleof restrictednousingunits, asrequiredby the
LDRs and theHousing Department Rules and Regulations

b. ProvideFair andConsistentmplementatiorof Standard@ndProcedures These
Housing DevelopmentStandard and Procedure:help the Housing Department
implement policies of the LDRs and the Housing Department Rules and
Regulationsn a fair and consistent manner.

B. Housing Mitigation Plan - A Housing Mitigation Plan for each project shall be
submittedaccordingto the provisionsof the Teton County and Town of JacksorLDRs
[SeeTeton County Land DevelopmentRegulations:Divisions 6.3 and 7.4 or Town of
JacksonLand DevelopmentRegulations:Divisions 6.3 and 7.4]. A packetwith a
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checklistfor a HousingMitigation Plancanbe obtainedthroughthe HousingDepartmen
or the Town or County Planning Departments.

1. Procedurs

a. Consultationwith Applicant (Optional - Applicants may meet with Housing
Departmentstaff prior to submittinga Housing Mitigation Plan. Although this
step is not required, it is often helpful for the applicant and the Housing
Departmenstaff to discusshe developmenproposalandhow it meetsthe LDRs
andHousing Department Rules and Regulations

b. Review - Applicationsfor developmenthat havebeensubmittedto the Town or
County Planning and/or Building Departmentsare reviewed by the Housing
Department for compliance with these Housing Department Rules and
Regulations

c. StreamlinedApplications- Applicationsthat havehousingunits requiredthatare
allowedto go directly to building permit arerequiredto gettheir units approved
by the Housing Department prior to submitting for building permit

2. Conten - The HousingMitigation Plan containssomeprovisionsthat fall underthe
purview of the Planning Department,while othersfall underthe purview of the
Housing Department.Specifically, the Housing Departmentoverseeghe Livability
Standard. Developersshould refer to the LDRs for requirementssuch as the
mitigation method, the mix of units by numberof bedroomsandthe mix of units by
affordability ranges

a. Mitigation Methoc - SeeTetonCountyLand DevelopmenRegulationsDivision
6.3 or Town of Jackson Land Development Regulations: Division 6.3.

b. RequirementCalculation- See Teton County Land DevelopmentRegulations:
Division 6.3 or Town of Jackson Land Development Regulations: Division 6.3.

c. FeeCalculation - If thedevelopemproposed-eesin-Lieu asthe preferredform of
mitigation, the developer shall submit the proposed amount with a Final
Development Plan.

The PlanningDepartmenthall updatethe feesin-lieu for the restrictedhousing
units on an annual basis. Feesin-lieu figures are available at the Planning
Department.

d. Unit Descriptions

I. Unit Size - Thereis no minimum or maximum unit size basedon square
footage. Size by bedroom mix is located in the LDRs.

ii. Rental/SaleMix - As partof the HousingMitigation Plan,the developeshall
statewhich unitsareintendedasrentalsandwhich areintendedasownershig
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in accordancewith the LDRs (See Teton County Land Development
Regulations: Division 6.3 or Town of Jackson Land Development
Regulations: Division 6.3).

Mix of Units by Numberof Bedrooms- The intent of the restrictedhousing
prograns is to provide a variety of unit typesto meetthe housingneedsof
our diverseworkforce. The Town and County LDRS set out the specific
occupationalequirementgor housingunits. The mix of units by numberof
bedrooms in each unit &@so determined by the Town and County LDRs.

Distribution of Income Range- See Teton County Land Development
Regulations: Division 6.3 or Town of Jackson Land Development
Regulations: Division 6.3.

. Special Restrictior Form and Process- A Special Restriction is a contract
betweenthe Board of County Commissioners/Townf Jacksorandthe owner of

real property developedor designatedo satisfy the Town or County LDRs. It

also appliesto other restricte« housingunits that will be administeredby the

HousingDepartmentSpecialRestriction: shall keepthe restrictedhousingunits

affordable in perpetuity and provide proper notification of this obligation to

subsequentbuyers or other interested parties. (See Teton County Land

DevelopmentRegulationsDivision 6.3 or Town of JacksonLand Development
Regulations: Division 6.3).

Requiremer - The developershall record Special Restrictionsin the
public land recordsfor the subjectproperty prior to the issuanceof a
Certificate of Occupancy by the County or Town.

Proces - The Housing Departmentshall prepare special restrictions
accordingto the processbelow. Restrictive covenan templatesare
available from the Housing Departmentor the Housing Department
website.

a) SpecialRestrictior Information Sheei- The developershall complete
the SpecialRestrictioninformatior Shee “andsubmitto the Housing
DepartmentThis form is found at the HousingDepartmentvebsite,or
atthe HousingDepartmenbffices. Therearefour typesof restrictions
Workforce Ownership Workforce Rental,Affordable Ownership,and
Affordable Rental

b) Preparationof Special Restriction- The Housing Departmentwill
prepare the special restriction and provide the documentto the
developer for reviewia email or other delivery method

c) Review - Oncereviewedby the developerfor accuracy the Housing
Departmer and the developer (declarar”) will sign the specia
restrictior and deliver to the County or Town for the required
signature.
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d)

DeveloperResponsibilitie - The developeris responsibleor signing
the specialrestrictior, recordingthe specialrestrictior with the Teton
County Clerk, and paying for the recording fees The original
restriction will be returnedto the Jackson/TetonCounty Housing
Department office. The Housing Department shall witness the
recording.

Modification/Amendmer - The developer shall not make
modificationsto the specialrestriction: with the exceptionthat when
an alternatehousing programis approvedby the Town Council or
Caounty Commissioner: Modificationsor amendmentso the restrictes
covenantmust beapprover by the Town Council or Teton County
Commissionel. The developeror owner may be responsiblefor any
legal costs to ameralrestrictivecovenant.

C. Livability Standards- To meetthe community$ goalsof providing working families a
viable choice of housing to protect social diversity, and to contribute to economic
stability, the LDRs and the Housing DepartmentRules and Regulationsrequire that
restrictedhousingunits are designedo provide adequatesize, building and site design,
andfinishings to servefuture tenants.Theseareall criteriain the HousingDepartmen$
decisionsas to whethera developmenimeetsthe goals of the LDRs and the Housin¢
DepartmentRules and Regulations For additional constructionstandardssee Teton
County Land Development Regulations: Division 6.3 or Town of JacksonLand
Development Regulations: Division 6.3.

1.

Proces - TheseLivability Standardsare associatedvith interior componentof the
units, functionality, light, andoutdoorspace Reviewby the HousingDepartmentwill

be completedduring the planning processand at time of building permit. It is
encouragedhat applicantsreview restrictedhousingunit designswith the Housing
Department early in the design process.

Restrictechousingunits will alsobe subjectto PlanningDepartmenteview,assome
livability standardsare requirementsof the LDRs (See Teton County Land
DevelopmentRegulations:Division 6.3 or Town of JacksonLand Development
Regulations: Division 6.3).

Intent - The livability standardsin the LDRs do not include minimum size
requirementsfor units. To ensurefunctionality of units regardlessof size, these
Livability Standardshave been adopted.The Housing Departmentmay consider
flexibility within thesestandardsaslong asthe intent of functionality is being met.
All building, plumbing, electrical,andfire coderequirementsre still requiredto be
met. These standards do not supersede other requirements.

Restrictechousingunits areexpectedo be designedwith logical andfunctionalroom
layout. This includesadequatespacefor normalliving basedon two (2) personsper
one-bedroonunit, three(3) personger two-bedroomunit, andfour (4) personger
three-bedroonunit and adequatecirculation pathwaysthroughthe unit basedon a
reasonable furniture configuration.
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The standardgontainedn this documenprovideminimumrequirementgor specific
items and are not intended to Bruiild to” specifications.

a. Exception - Applicantsmay requestapprovalof componentshatdon§ conform
to theseLivability Standardsy completingthe Requestfor Exception” form.
The requestmustinclude a detailedexplanationof why the applicantwishesto
diverge from these Livability Standardsand how the proposeddifference is
meetingthe intent of theseLivability Standards.Detailed drawingsof what is
being proposed shall also be submitfde Section 7-3)

3. Acceptanceof RestrictedHousingUnits - Proposedloor planswill be reviewedby
the Housing Departmentat time of SketchPlan submittal, Final DevelopmentPlan
submittaland/orother permit submittal. Proposedinit designsand componentgnust
be approvedby the Housing Departmentprior to submittalfor building permit. The
HousingDepartmentvill inspectall restrictedunits beforecertificate of occupancyto
ensure that the unit is built according to the approved designs.

4. Standardgor Restricted Ownership Units

a. Kitchen

Cabinet - All unitsshallhavekitchencabinetor otherstoragearea(suchasa
pantry) proportionateo unit sizethat, ata minimum, meetthe requiredspace
listing in the table below. A stove/ovenmay not be usedto meet cabinet
requirementsandno morethantwo cabinetspacedessthanonefoot in width
may be used to meet cabinet requirements.

e o s el oo
Efficiency/ studio/ one-bedroom < 475 SH 4 4
One bedroom > &/SF 5 5
Two bedrooms 6 6
Three bedrooms or more 7 7

*Assumesstandard24 ” depthand26 “ heightfor basecabinetsand12 “ depthand
30" height for upper cabinets.

Note that additional kitchen storagebeyond the minimum is desirable.In

somecasesadditionalcabinetryis providedas either baseor uppercabinets
and credit is requestedo reducecabinetryelsewhere. Requeststo storage
requirementswill be consideredas an exception to be approvedby the
Housing Department.

Countertop - The surfaceof countertopshallbe madeof new,durable easily
cleanedmaterialsthat are commonly used for countertops.One, two- and
three-bedroor units mustprovidea minimum 3 feetof continuouscountertop
work space not including interior corner space.

Appliances
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a) Table of Appliance Specifications- The following table specifies
minimum appliance requirements.

Studio/One bedroom < 475 SF 24~ 247 18 187
One bedroom >475 SF 30° 307 25 247
Two bedroom 327 307 30 247
Three bedrooms or more 327 307 30 247

*Minimum Size

b) Quality andWarranty- All applianceshallbe new, EnergyStar,andUL
(Underwriters LaboratoriesStandardsfor Safety) listed, and approved
appliances. Documentation of the estimated reliability of proposed
appliances, such as Consumer Report ratings, should be provided.
Appliances must be of sound quality with the following minimum
warranties:

1) Rangeor Stoveand Oven- One-yearminimum warranty.All major
appliancesusedfor surfacecooking must have a ventilation system
that meets code (typically, a fan rated at a minimum of 150 CFM).

2) Refrigerator- One-year minimum warranty on the entire appliance.
3) Dishwasher One-year minimum warranty on the entire appliance.

4) GarbageDisposa - If providecin the marketrate units, all restricte«
ownershipunits shallinclude a garbagedisposaleachwith a one-year
minimum warranty on the entire appliance.

5) Microwaves and other small appliances are optional.

b. Bathroom - At leastone full bathroomis requiredand must containa bathtub
with shower, sink, toilet, and a minimum of four (4) squarefeet of storage
Flexibility is allowedasto how the storageis providedandwill be approvedby
the Housing Department

c. Closetsand StorageAreas- Adequatestorageis essentialto providing livable
housing. For safety reasons,mechanicalrooms should be separatefrom any
storagespaceand to ensureusablestoragespaceshould not openinto storage
space All closetsand storageareasshould havea minimum 7.5 Yheight except
thoseunderstairswhich canincludeslopingceilingsdownto 6 fheightunlessit is
not being countedtoward the requirement. All dimensionsshall be calculated
from the finish trim dimension.

i. Table of Minimum Storage Dimensians
Jackson Municipal Code
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Unit Size Bedroo_m Linen_ closet*| Additional storage
closet width width square feet
Studio/one-bedroonx 475 SF 6 feet 24 inches 25 square feet
One-bedroom> 475 SF 6 feet 30 inches 30 square feet
Two-bedroom 6 feet 30 inches 40 square feet
Three-bedroom or more 6 feet 36 inches 50 square feet

ii. Other Storage Standards
a) Closet depth must be 26 inches
b) Bedrooms must each contain a closet that includes one shelf over a rod.

c) Entryway closetsare not a requirement.If an entryway closet is not
providedthatwill adequatelystorecoatsandshoes/bootfor onepersonin
a studio, two personsn a one-bedroomthreepersondn a two-bedroom
and four personsin a three-bedroomthen an areafor hanging/storing
coatsand shoes/bootsiearthe entrywayis requiredthat will adequately
provide for the same persons per unit.

d) In additionto bedroom,linen and entryway storage,additional storage
mustbe provided.Locationsmay includethe basementyaragegxteriorto
theunit or interior to the unit. Theintentof this storages to providespace
for largeor outdooritemssuchasbicycles,strollers,recreationabear,etc.
If appliancesare locatedin this area,their footprint cannotbe counted
toward squarefootageof storageand must be approvedby the Housing
Department.

e) Closetand storagedoors must be sliding doors, folding doors,or doors
thatopenoutwardsto allow for accesgo spaceDoorsarenot requiredon
interior storage .Closetsand storagespacemay not haveany otherdoors
opening into the space.

D. Floor Coverings - New carpet,wood, tile, vinyl or linoleum floor coveringshall
be provided, with a minimum 10-year warranty. New water-resistai floor
coveringotherthancarpetis requiredin kitchensandbathroomsFloor coverings
arerequiredon all subfloormaterialwith the exceptionthat concretecanbe used
as flooring material.

E. Room Sizesand Shapes- All units mustincludeappropriateandadequateoom
sizesand room shapeggenerallyrectilinear) that allow for functional furniture
placement.Minimum sizes should be measuredat the narrowestpoint in the
room. Whereany room suchasthe dining roomis adjacento the kitchenarea,a
3 fwide buffer betweenall kitchen cabinets appliancesand workspace may not
be includedin the minimumroom calculation.All dimensionsshall be calculated
from the finish trim dimension.
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It is highly recommendedhat room dimensionsinclude an additional1-2” asa
margin of error to accommodate discrepancies in the framing and finish.

i. Minimum RoomSize

Unit Size Minimum Square Feet
Studio/One-bedroom <475 SF 100 SF
One-bedroom 120 SF
Two-bedroom 180 SF
Three-bedroom or more 200 SF

ii. Bedroom - The first bedroomshall be a minimum of 120 squarefeet.
Additional bedroomsshallbe a minimum of 90 squarefeet. No bedroomshall
have a finish dimension less than nine fee)9

iii.  Living/Dining Rooms - Living/Dining Rooms shall provide the following
minimum dimensions with no dimension less than ten fee®)10

iv. Connectionsaandopeningsgirculationto andthrough,andexteriordoorsand
windows shall not compromisethe ability to furnish the living/dining area.
Furniturelayoutsshall be usedto setcritical roomdimensionsThereshallbe
a minimum of one layout that is possiblethat will seatevery household
memberassumingone (1) personfor a studio, two (2) personsfor a one-
bedroom,three (3) personsfor a two-bedroomand four (4) personsfor a
three-bedroomand at least one seven-footsofa, spacefor side tables,and
ampleleg room. Mechanicalfeatures suchasfuseboxes,shall not be visible
or a central feature in the living area.

v. The eating/diningarea may be in a separateroom, part of a combined
living/dining area,or in the kitchen provided a 3 fwide buffer betweenall
kitchen cabinetsappliancesandwork spacess not includedin the minimum
room calculationanda tableandchairs(minimum 2 chairs +4 chairsfor two-
bedroomor larger) can be shown to fit into the spacewithout blocking
circulationor doorwaysA countertopeatingareaa minimumof 12 deepand
367 in length may be an acceptablalternativefor units with lessthan two-
bedrooms.

vi. StudiosandOne-Bedroomdessthan475 squarefeet- All units mustinclude
appropriateroom shapes(generally rectilinear) that allow for functional
furniture placementncluding a sleepingareathat will accommodate twin
bed,a living areathat canaccommodate 6 {sofa,anda cooking eatingarea
(tableor island)thatwill accommodatéwvo persons/chairer stools.Furniture
layouts shall be usedto set critical room dimensionsthat include room for
circulation.

F. Windows/Noise Mitigation - All living areasand bedroomsshall have a
minimum of one window that can be opened.
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Housing units that sharewalls with other residentialor non-residentialspaces
must provide noise mitigation in walls, floors and ceilingsfor both airborneand
impact sound.

All windowsin rentalunitsthathavelocationswherepedestriansr passersbygar
seedirectly into the window mustprovidewindow shadesr coveringsthatopen
from the top down to allow partial closingthat providesprivacy but also allows
for the maximum amount of natural light to enter the unit and for ventilation.

For developmentshat proposeaffordableunits facingon andwithin 100 yardsof
road-wayswith allowablespeedsn excesf 35 miles perhour or othertypesof
industrial or other noise must havewindows facing theseconditionsthat meeta
32 Sound TransmissionClass (STC) rating standardfor noise mitigation or
greater.

g. Laundry- Restrictedownershipunits shall include washer/dryer hookups.

h. Heatingand Hot Water - Furnaceshoilers, or hot water heatersprovided must
havea 5-yearminimum warranty.Hot water heateramustbe appropriatelysized
to adequatelyservethe numberof anticipatedoccupantdasedon one (1) person
for a studio, two (2) personsfor a one-bedroomthree (3) personsfor a two-
bedroom and four (4) persons for a three-bedroom.

Heatingmechanicalunits may not be locatedon any patio or deckusedto meet
openspacerequirement®r interior to the unit in a way thatreducesusablefloor
area.

i. OtherDesignFeature:- The following featuresare encourageé&ndmay be used
in the place of other requirements with approval from the Housing Department:

i. Built-in storage space such as drawers under beds, stairs, etc.
ii. Creative shelving in dead space
iii. Washer/Dryer or communal laundry area in rental units
iv. Extra storage for recreational equipment
v. Additional closet space
vi. Additional cabinetry

5. Standard for Dormitories - Generallivability standards(Section: C) will apply
exceptwhen thesedormitory standardsdiffer. There shall be a minimum of 150
squarefeet net livable floor areaper person,including sleeping,bathroom kitchen,
andloungespaceNetlivable floor areashallnotincludeinterior or exteriorhallways,
parking patios decks laundry roomsmechanical areaand storage.

a. Bathroon - At leastone bathroomshall be providedfor shareduseby no more
than four persons,containingat least one toilet, one sink, one bathtubwith a
shower, and a total area of at least 60 habitable square feet.
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b. Kitchen Facility - A kitchenfacility or accesgo a commonkitchenor common
eatingfacility shall be provided subjectto the Housing Departmen® approval
anddeterminatiorthatthe facilities areadequaten sizeto servicethe numberof
persons using the facility.

Provideseatingat a table or bar areafor eachpersonproposedo usethe facility.
The kitchen must have a rangewith a minimum of 4 burnersand an oven. A
refrigeratorat least5 cubic feet per personproposedo usethe dorm. Eachunit
musthavea minimum of 7 lineal feet of basecabinetsand uppercabinets Each
unit shall have a kitchen sink at least 31 inches wide.

c. StorageSpact- Eachunit occupanshallbe providedat least20 netsquarefeetof
enclosedstoragespacdocatedwithin, or in closeproximity to, theunit. Thisisin
additionto the required150 squarefeet of net livable floor areaof living space
per person.

d. Occupancy A dormitory unit shall not be occupied by more than eight persons.

e. Variance - At its discretion,HousingDepartmenttaff may allow a varianceto
the requirementof 150 squarefeet. To receive approval for a variance, an
applicantshall provide a minimum of 60 squarefeet of sleepingareaper person
and meet conditions 1- 4, listed above.

6. Standardsfor Conversionsof Existing Housing Stock - If existing unrestricted
housingis offeredandacceptedy the Town of Jacksoror TetonCounty,asadequat
to meetan affordablehousingrequirementthe existing units must be upgradedin
accordancevith thefollowing standardsynlessa variancefrom theserequirementss
approved by th@lanning Department of the Town or County

Applicants shall bearthe costsof any requiredupgradeso meetthe standardsas
listed below. Applicants will also be responsiblefor any structural/engineering
reportsreqleste( by the HousingDepartmento assessompliancewith the Housing
Department standards of the proposed units.

a. Standards
i.  All units must be freshly painted;

ii. All applianceanustbe purchasedvithin the lastfive yearsandbein good
condition and in working order Evidencemust be providedto verify the
appliance was purchased within the last five years

iii.  New carpetshall be provided(unlesscarpethasbeenpurchasedn the last
five yearsandis in goodconditionandrepair) Evidencemustbe provided
to verify the carpet was installed within the last five ypars
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16.10.300

iv. The exteriorwalls shall be freshly paintedwithin oneyearof dedication,a
generallevel of upgradeto yardsand landscapingshall be provided, and
windows, heating,plumbing,andelectricalsystemsfixtures andequipment
shall be in good condition and working order;

v. For ownershipunits the roof musthavea remaininguseful life of at least
ten yearsEvidence must be provided to verify thésd

vi.  Theunit shallmeetUniform Building Codeminimum standardsaswell as
any applicable housing code

vii. See Section 6.3 of the LDRs for other existing housing stock requirements.

. Compliancewith Section2-3 Livability Standardszit is recognizedthat use of

existinghousingstockmakesit moredifficult for unitsto bein compliancewith
Section2-3 Livability StandardsThe HousingDepartmentwill inspectthe unit
prior to approvalto analyzethe unit basedon the Livability StandardsFlexibility
will be allowedaccordingto Section2-3.d.9at the solediscretionof the Housing
Department

Qualification and Eligibility .

A. General Descriptions - Eachhousingprogramdescribedn theseHousing Departmen
Rules and Regulationsis evaluatedon two levels to determinethe requirementsof
occupantand/orownersto purchaseand/oroccupythe housingunit in question;the two
levels of evaluation are herein referred tajaalificationand digibility .

1. Qualification- Qualification is the most general and applies tdailisingprograms.

2. Eligibility - Eligibility refers to additional requirementsspecific to a particular

restrictechousingunit or program.

B. Qualification - To be considered qualified householdundertheseHousingDepartmer
Rules and Regulations all of the following criteria must be met prior to the time of
closing:

1.

EmploymentRequiremer - At leastonememberof the householdmustfit oneof the
following categories:

a. Employedin Teton County - Be employedat a local businessor organization

locatedin TetonCounty anaverageof at leastthirty (30) hoursperweekor 1560
hours annually. For purchasesutsideof a WeightedDrawing, the householdcan
be undercontractfor employmentat a local businessor organizationlocatedin
Teton County, Wyoming, where such contractcommencesmploymentbefore
move-inor closingon a restrictedhousingunit, andthe employmentwill befor a
minimum of 30 hoursperweekor 1560 hoursper year. For teachers250 hours
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areaddedto their annualhoursto accountfor hoursworkedwithout pay suchas
renewing certifications, grading papers,. etc

b. Self-Employer - If self-employed. hours of work must be documentedto
substantiataneetingthe 30-hour per week/ 1560 hours per year requirement
Sinceself-employments often unique,different methodsof verification may be
used.Reasonabl@annualincomeis the first methodthat will be reviewed.Other
methodsmay include verification from vendors,employeespor other applicable
methods.

c. Employment Exemptions

i. Military Service - Active military servicein the U.S. Armed Servicescounts
asemploymentin Teton County, Wyoming if that memberof the household
met employmentcriteriain Teton County, Wyoming for a minimum of two
years prior to enlisting.

ii. Disablec - An individual who is definec as disabledand is unableto be
gainfully employeddueto the disability meetsthe employmentgualifications
for housingin Teton Countyif the individual hasa minimum of one (1) yeal
of full-time residencyin Teton County, Wyoming; Teton County, Idaho; or
Lincoln County, Wyoming.

iii. Caregive - Work as a caregivercountsas an employmentexemptionif the
following criteria are met:

a) Full-time Resident The caregiveris afull-time residentof TetonCounty,
Wyoming; Teton County, Idaho; or Lincoln County, Wyoming.

b) DurationandTiming of Caregivinc- The caregiverwas or is volunteering
all or a portion of their time caringfor their own childrenor an ailing or
disabledmmediatefamily memberand,therefore wasunableto gainfull-
time employmentin Teton County. Verification will be requiredusing
varying methodsincluding but not limited to birth certificates Jetter from
health provider, and affidavits from family members or neighbors.

iv. Secondary School Attendance - Secondary education counts as an
employmentexemption if other employmentcriteria were met in Teton
County, Wyoming at least two (2) years immediately prior to seeking
secondaryeducation.

v. Hospitalizatiol - Hospitalizationcountsas an employmentexemptionif the
hospitalizedmemberof the householdvorkedin Teton County, Wyoming at
least two (2) years immediately prior to becoming hospitalized.

2. Citizenshif - At leastone (1) memberof the householdmustbe a U.S. Citizen or be
hold a Lawful PermanenResidencycardin the United Statesin orderto qualify to
purchase aestrictedhousing unit
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Age - At least one (1) member of th@®useholdnust be eighteen (18) years of age.

FinancialAbility - The Householdmustqualify without a cosignerfor aloanthrough
aninstitutionallender to purchaserastrictedhousing unit

a. Contingencie - Any contingenciesn lende § qualification may be a causefor

the HousingDepartmento denyqualificationto the householdlf a contingency
requiresthe householdo sell a homeprior to the purchaseof arestrictec housing

unit, it will be disclosedto the seller,andthe sellerwill havethe optionto deny
going under contract with the selected household.

. Disclosureof FinancialGifts - Financialgifts receivedby the householdmustbe

disclosedto the Housing Departmentand will be countedtoward householdnet
assets A letter from the gift or certifying the gift andthe amountof the gift will
be required.

Use of RetirementSavingsfor Down Payment- Down paymentfunds that are
withdrawn from retirement accounts will be counted towardseholdhet assets.

. Qualified Mortgages- All liens that encumberthe property must be gualified

mortgagesImade by a pualified mortgage€for will not be securedby the
property (Seé&ection16.10900 Definitions).

C. Eligibility - Householdanay be requiredto meetoneor all of the following eligibility
criteria to be eligible to purchaserentand/ or occupya housingunit. The restrictionon
the housing unit and / or the specific housing program will determineif additional
eligibility requirements apply.

1.

Householdincome - Eligibility Criteria differs betweenunits that are targetedto
different affordability ranges The Householdincome and Asset Chart” that sets
income and assetrequirementss updatedannually and publishedon the Housing
Department website. It can also be obtained from the Housing Department.

a. Affordability Range - Below arethe affordability rangesbasedon percentagef

Median Family Income (MFI) as calculatedby the U.S. Departmeniof Housing
andUrbanDevelopmen{HUD). Legacyunits restrictedprior to 2018adoptionof
Housing Mitigation Standardsn the LDRs useddifferent 3ncome categories”
Theseincomecategorieswill still applyto legacyunits that setout theseincome
categories in the un§t restrictive covenants.
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Affordable and Affordable Rental
Legacy Units developedprior to 2018 adoption of Housing Mitigation
Standards

0 +80% Category 1
80% +100% Category 2
100% +120% Category 3
120% +140% Category 4
140% +175% Category 5
175% +200% Category 6

Rental units developed afte2018 adoption of Housing Mitigation Standards
0 +50%
50% +80%
80% +120%
*120%

Ownership units developed after 2018 adoption of Housing Mitigation
Standards

50% - 80%

80% +120%

*120%

LegacyAttainableUnits.
Category 2 = <=120%
Category 3 = <=140%
Category 4 = <=175%

Employee

Legacy Units developedprior to 2018 adoption of Housing Mitigation
Standard. Householdsare eligible for theseEmployeehousingunits if they
make up to 120% MFI. If this is inconsistentwith the deed restrictior
recordedon the particularEmployeeHousingUnit, the deedrestrictionshall
supersede thest#ousing Department Rules and Regulations

Employment-Base - Thereis no income eligibility for Employment-Base
units. However,at least75% of the household$ combina incomemustbe
earnedfrom a busines or organizatiorlocatedin TetonCounty continuoush
during ownership. If one (1) personin the households at the agethe Social
Security Administration allows a personto begin receiving Social Security,
theirincomewill nolongerbe usedto calculatethe 75% of householdncome
from a local business.

Workforce Housing Programr - Thereis no incomeeligibility for Workforce
housing units. However, at least 75% of the household$ combinedincome
must be earnedfrom a businessor organizationlocatedin Teton County
continuouslyduringownershiplf one(1) personn thehouseholds attheage
the Social Security Administrationallows a personto beginreceiving Social
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Security, their income will no longer be used to calculate the 75% of
household income from a local business.

vi. Other Restricted Housing Units - Income eligibility for other restrictel
housing units may be set out in restrictive covenantsthat apply to the
particularrestricted busingunit.

b. Calculationof Income-Householdncomeis basedon the currentincomeearned
by all intendedadult occupantf the restrictedhousingunit at estimatecclosing
dateandis calculatedby the Housing Departmentusing the currenthousehold
incometo estimatean annual(12 month) income basis.W-2 earnerswho have
inconsistentncomesandhavethe samegobsasprior yearswill havetheirincome
averagedover three (3) yearsor lessif lessthan three (3) yearswere worked
Householdsmust use their current income and may not make changesor
adjustmentdo earningsin orderto fit into a category.Any changeso income
must be given to the Housing Departmentprior to the initiation of a weightec
drawingprocess in order to be eligible to enterweeghted drawing

i. College-AgedChildren- The incomeof adult childrenwho are membersof
thehousehold and who are attending college will not be counted.

li. Business IncomeGross income is used minus cash expenses

a. Businesses that do not have 2 full prior years of income:

VI.

Taxreturnsareusedto getgrossincomeearnedn thefirst yeal
of businesaminus cashexpensegif taxeshavenot beenpaid,
the Profit and Loss will be usedfor that year to get gross
incomeminuscashexpenses).Thgrossincomewill bedividec

by the numberof monthsthe businesswas operatingduring
thatyear. Thatnumberwill be multiplied by 12 to getoneyear
of income for the first year

If the businesshasa full yearof incomein the secondyearof

operation,the tax returnswill be usedto get grossincome
minus cashexpensesThis will be the incomefor the second
year

If thereis noincomefor the currentyear. The first andsecond
years will be averaged

If thereis incomefor the currentyear,the Yearto Date(YTD)

Profit and Loss will be usedto get grossincome minus cash
expensesThe grossincomewill be divided by the numberof

months to date in the current year. That number will be

multiplied by 12 to get one year of income for the current.year

Thecurrent year will then be averaged with the past year(s)
If thereis only the currentyear,the currentyearnumberwill be
used

b. Businesses that have 2 full prior years of income
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i. Tax returns will be used for each of the 2 prior years.

li. The grossincome minus cashexpensegor eachyearwill be
used.

lii. Forthecurrentyear,the YTD Profit andLosswill beused.The
grossincome minus cashexpenseglivided by the numberof
monthsto date in the current year to get averagemonthly
income.The averagemonthly incomewill be multiplied by 12
to get one year of income for the current year.

iv. The current year will be averaged with the 2 prior years.

v. If thereis noincomefor the currentyear,Stepl will beusedto
calculate for 3 prior years and the 3 prior years will be
averaged.

vi. If the third prior year is the first year the businesswas
operating,tax returnswill be usedto get grossincomeminus
cash expenses.The gross income will be divided by the
numberof monthsthe businesswvas operatingin that year to
getaveragemonthly income.Averagemonthly incomewill be
multiplied by 12 to get one full year for the first year in
business

c. Seasonal Businesses

i. 1. The stepsabove will be usedto get averagemonthly
income.The averagemonthly incomewill be multiplied by 12
to get one full year of income

iii. HouseholdMembers - All individuals who are intendingto occupythe unit
must be includedon the application All adultsnot attendingcollege and/or
age 25 or oldelr must include income and assetson the application. For
Affordable units adults not listed on the applicationmay not residein the
home within the first year and without prior approval from the Housing
DepartmentFor Workforceunits, additionaladultsmay residein the homeat
anytime, but the householdnustqualify andhaveapprovalfrom the Housing
Departmer. No approva will be given to either Affordable or Workforce
owners without all adult occupantsigning an OccupancyAgreement For
Affordable units, divorcesmustbe finalized prior to closingon the home.For
Workforce units divorcesare not requiredto be finalized, and applicantsare
allowed to apply without their spouse,and the spouse§ income/assetsgtc.
will not be counted

2. Household\et Asset: - Eligibility for somerestrictedhousingunits is alsobasdona
qualifying householdg net assets.

a. Calculationof Net Assets- Householdnet assetsinclude the value of all assets
over $500 in value including, but not limit too, bank accounts,investment
accounts,life insurance,furniture, automobiles,jewelry, computerequipment,
real estate,and recreationalequipment;less any debt the householdhas. Nei
assetgdo not includeretirementaccountsunlessmoneywill be withdrawnto be
usedas a down paymentor closing costs.Businessassetsare limited to liquid
assets
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Total householdnet assetsshall not exceediwo timesthe four-personhousehols
Income requiremen for the incomecategoryof the housingunit. All househols
memberdsharesof liquid businessassetsshall be includedin determinationof
total householcnet assetsNet assetof all householdnembersshallbe combinec
in determinationof total householdnet assets.Seethe Householdincome and
AssetChar “ for net assetthresholdswhich is updatedannuallyand publishedon
the Housing Departmentwebsite A copy may be obtainedfrom the Housing
Department.

Rental units do not have asset limits
b. Ownership oRealProperty.

i. Ownershipat Time of Application- At the time of application,a Household
may own otherundevelopeadr developedesidentialor commercialproperty.
The fair marketvalue of suchpropertywill be takeninto consideratiorwhen
determininghouseholcnet assetsA price opinion usinga marketanalysiswill
be obtainedby the HousingDepartmenthrougha local real estatefirm within
thirty (30) daysfrom the date of submittalof an applicationfor a restricte«
housing unit to determinefair market value of the other undevelopedor
developedproperty. The owner of the propertywill be solely responsibleto
pay for the price opinion in conjunction with submittal of the Housing
Department Application.

a) Ownershipof CommercialPropert' - A householdwill beableto maintair
ownership of commercial property.

b) Designationof Mobile Homes- Mobile homessituatedin a mobile home
park or on otherland with hook-upsto water/seweandelectricity will be
consideredesidentialproperty and thus, will be requiredto be sold as
with other residentialproperty.If the mobile homeis not situatedin a
mobile home park or other land with hook-upsto water/sewerand
electricity, it will only be considered an asset.

c) RentalincomeandRentalAsset: - Rentalincomefrom anyresidentiakea
estatewill be countedtoward householdincome and the assetwill be
counted towaraet assets.

c. Required Sale of ResidentialProperty - Once under contractfor a restrictet
housingunit, the qualifying Householdmustlist residentialproperty (develope:
or undeveloped locatedwithin 150 miles driving distancefrom the Town of
Jacksonfor saleat a price commensuratgith the price opinion. If the property
has not sold or is not undercontractafter oneyearfrom thelisting date,within 30
days of the year expiring, anotherprice opinion will be obtained.If the price
opinion is lower thanthe listed price, the ownerwill have30 daysfrom the date
of the price opinion to lower the askingprice to that of the price opinion. If after
24 months from the datefirst listed, the propertystill hasnot sold or goneunder
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contract,the HousingManagerof the HousingDepartmenwill issuean analysis
of the propertywith a determinatiorof the salability of the restrictec housingunit

alongwith the next stepsrequired.A copy of the analysiswill be providedto the
owner,andthe ownerwill havethe opportunityto appeathe determinatiorof the
Housin¢ Authority Boarc. The owner may be requiredto sell their restricte«

housing unitf the residentialproperty has not sold.

d. Dispositionof Asset:- Any memberof a householdvho hasassignedgonveyed
transferredor otherwisedisposedof propertyor other assetswithin the last two
(2) yearsin order to meetthe net assetlimitation or the property ownership
limitation shall be ineligible to purchaseestricted housing unit

3. Readinessto Purchase- Individuals purchasinga restrictec housing unit must
demonstrate readiness to purchase by showing the following:

a. Contingencie - Contingencie®n lender$ qualification mustbe approvedby the
Housing Departmentprior to enteringa weighteddrawing Such contingencies
include but are not limited to requiremento sell property,requiremento prove
down paymen via accountstatementgift letter or other, andrequiremento pay
off debt Examplesof proof of down paymentare a letter from a family member
who may be providing a gift or a bank statement showing funds available.

b. Age- At least one individual in the household must be at least 18 years of age.

c. Executionof Legally Binding Contract- Individuals must be capableto legally
enter into a contract.

4. HomebuyerEducation- Completion of the Homebuyer Education courseis be
requiredto meet eligibility criteria to enter a weighted drawing for a restricte«
housingunit and/ol purchase restrictec housingunit. The requiredcourseis offered
by Wyoming Housing Network or another Housing Department approved
organization

5. Online Intake Form - The Online Intake Form mustbe completedprior to enteringa
weighteddrawing for a home.Completionof this form will put a householdon the
HousingDepartmen$ email list, andthe householdwill beginreceivingemailswith
informationabouthomeswhenthey areavailable.All advertisingof homesavailable
will be donethroughemailto thosewho havecompletedhe Online Intake Formand
on the Housing Departmentwebsite. The online Intake Form can be found on the
Housing Departmen$ website: jhaffordablehousing.org.This form must be
completedin its entirety and updatedat leastannually. It cannotbe completedor
updatedduring a weighteddrawing procesghat the householdwishesto enter.The
Online Intake Form does not enter a householdinto a weighted drawing. The
weighted drawing is a separate process.Sxxion16.10.@4.C.5.

16.10400 Weighted Drawing.
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The Affordable and Workforce Housingrequirement may utilize the weighteddrawing

procesdo selecta qualified householi usingthe procedure listed below. The weighteddrawing
will beadvertisedn the HousingDepartmentvebsite jhaffordablehousing.org@ndvia emailto
all householdghat have completedthe Online Intake Form. See Section3-3e: Online Intake

A. Minimum OccupancyRequirement - In orderto ensurehatthe units meetthe intendec

goals of housing the Teton County workforce and are consistentwith mitigation
requirementsthe following occupancyequirementgor unitsin the Affordable Program
are:

Studio: One (1) or two (2people

One-bedroom: One (1) omore people

Two-bedroom: Two (2) more people

Three-bedroom:One (1) or two (2) adults with two (2) or more dependents
For rental units; 3 or more people

Four-bedroom: One (1) or two (2) adults with three (3) or more dependents
For rental units; 4 or more people

For purposesf countinghouseholdsize,childrenor adultdependent mustlive with the
householdandbe claimedasa dependenbtn Federallncometax returns.Any deviatior
from the minimum occupancyrequirementsmust be approvedprior to the drawing
throughthe exceptionproces. Thereareno Minimum OccupancyRequirements$or units
in the Workforce Housing Program.However, if a householdentersa drawing for a
Workforce Housing unit and meetsthe occupancyrequirementsas listed abovefor the
Affordable Program, the household will receive an extra point (entry) in the drawing

. Weighted Drawing Points - Eligible householdseceivepointsthat will determinethe
numberof entriesthe householdwill receivein the weighteddrawing One point equals
oneentryin theweighteddrawinc. Onepointis assignedor eachfull yearof consecutiv
full-time employmentat a local businessimmediately prior to entering a weightec
drawing, with a maximumof ten (10) points. One point is assignedor eachqualified
critical servicesproviderwith a maximumof two (2) points.In a weighteddrawingfor a
Workforce unit, a householdthat meetsthe minimum occupancyrequirementdor the
Affordable programwill receiveone (1) point The total maximumpoints a household
canreceiveis twelve (12). Householdsare not eligible to entera weighteddrawing until
they haveone (1) full yearof full-time employmenin TetonCountyfor alocal business
or one (1) point.

Pointsare given basedon one personin the householdYearsworking in Tetan County
cannotbe doubledup and mustbe verifiable. For example,a two-personhouseholdpne
of which hasbeenemployedin TetonCountyfor two yearsandthe otherfor four years
would be assigned four (4) points.

To entera drawingfor an Affordable unit, the intakeform mustbe completedprior to the
opening of a drawing and information cannotbe changedduring the drawing entry
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period. You may not have more than one intake form. For the Workforce Program,an
intake form mustbe completedprior to enteringa drawing. Householdsnay only have
one (1) intake form

1. Employment- At leastone memberof a householdmustbe employedfull-time in
Teton County at a local businessFull-time employmentis defined as at leastone
thousandive hundredsixty (1,560)hoursperyearor anaverageof atleastthirty (3C)
hours per week. Employment exemptions found in Section 16.10300B.
Qualificationsapply.

a. Interruption of Employment- Interruption of employmentwill be allowed in
special circumstancesf other employmentcriteria are met in Teton County,
Wyoming at least two (2) years immediately prior to the interruption of
employment.Interruption of employmentwill only be allowed for a maximum
period of two (2) years. Pointswill not be given for the time period during the
interruptionof employment.Pointswill be givenfor yearsemployedfull-time ata
local businessmmediately prior to the interruptionof employment.To obtain
points for prior employment,a householdmust have reestablishedull-time
employmentat a local businesswithin one (1) month upon terminationof the
reasonfor the interruptionof employment.Reasondor allowed interruptionof
employmentinclude: caring for a sick or disabledimmediatefamily member,
attendingsecondaryschool, and hospitalization.Verification documentationof
the reasonfor interruptionof employmentwill be requiredto obtain points for
prior employment.

2. Additional Points

a. Critical ServicesProvider- Qualified critical servicesproviders, as definedin
Section 16.10900 Definitions, may be eligible for a maximum of two (2)
additional points. Any householdmay not receive more than two (2) points.
However,if a householdhasone (1) personwho qualifies as a critical service:
provider for two (2) organizations, they will receive two (2) points.

The following conditionsmust be met to receivethe critical servicesprovidel
designation and priority:

i. Critical Service Provider Designation- Organizationswho believe their
employeesr volunteersmeetthe definition of critical servicesprovider can
apply to the Housing Departmentto becomean approved critical service:
provider organizationand havecertainjob positionsdeemedgualified.” The
Teton County Board of County Commissionersand the JacksonTown
Council will approve or deny critical services provider organizatiol
applications.

a) Required Documentatior - Employeeswho work in these ualified”
positionsfor approvedcritical servicesprovider organizationscanentera
weighteddrawing and receiveadditional points Theseindividuals must
submita Critical ServicesProviderSupervisorQuestionnair “ alongwith
their weighteddrawing entry documentsThesewill be held on file for a

Jackson Municipal Code
Title 16 £Housing
Page26 of 78



period of six months before needing to be updated. The Housing
Departmentwill contactthe CSP$ supervisorto updatethe Supervisor$
Questionnaire

ii. OneYear of Full-Time Employment- A qualified critical servicesprovidel
must earnone (1) point for one (1) year of full-time employmentin Teton
County at a local businessprior to receiving points as a critical service:
provider.

lii. Approval Proces:- Applications receivedby the Housing Departmentfor
approval as Critical ServicesProvider Organizationswill be processedoy
staff. The Housing Manager will make a recommendationto the
Jackson/Teto®ountyHousingAuthority Boardwho will approveor denythe
application.

3. AccessibleUnits - Priority will be given to householdsvith member(s)who are
mobility impaired. If more than one weighted drawing entry is received for
Accessibleunits, a weighteddrawing will be held. If no householdswvith members
who have mobility impairmentsapply, the weighteddrawing will be held with all
other applicants.

4. No Qualified Entries - After a weighteddrawingwhereno qualified entriesexist, the
unit will be offeredagainin aweighteddrawing.It will be opento householdsn the
next tier of the minimum occupancyrequirementslif there are still no qualified
entries the homewill be offeredfirst come,first served.Thefirst qualifiedhouseholc
to submit a complete application will have the opportunity to purchase

5. DrawingResults- Drawing resultsarekepton file with the HousingDepartmentand
may be requested by the public

16.10500 Purchase and Sale Standardand Procedures
A. Sale and Resale Standards

1. Applicability - Eachrestrictedhousing programdictatesboth the initial salesprice
andthe maximumresaleprice The restrictiors for eachunit shouldbe consultedfor
exact details.

a. Affordable Housing Program - For the Affordable housing program, these
Housing DepartmentRules and Regulationsset out how to determineboth the
initial sales priceand themaximum resale price

b. Employment-BasedHousing Program- The initial salesprices and maximurnr
resale prices for Employment-Basecdhousing units are determinedby these
Housing Department Rules and Regulations

c. Workforce Housing Program- The initial salesprices for Workforce housing
units are negotiatedbetweenthe ownerandthe buyer After the initial sale,the
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value will appreciateaccordingto the Denver-Aurora-LakewoodCPI with a
maximumof 3%. If the Denver-Aurora-LakewooPI no longerexists,another
similar index will be used

Attainable Housing Program = The Attainable housing programdoesnot place
limits on saleor resaleprices, but buyersstill must meetthe qualification and
eligibility rules laid out inSection16.10300. Qualification and Eligibility

Other Program: =For other restrictedhousing units, the property$ restrictions
clarify how the sale and resale prices are configured.

RentalRates - For information on maximum rental ratespermittedby the renta
housing programs,see Sectior 16.10500.B. Tenancyand Rental Standardsand
Procedures.

2. Maximum Sales Price

The HousingDepartmen updateshe maximumsalesprices for Affordable housing
units obligatedby the LDRs on April 1si of eachyear. The maximumsalesprices are
availableon the HousingDepartmen®$ websiteor at the HousingDepartment. The
methodologylisted below shall determinethe maximumsalesprices. The intent of
themaximum sales pricals to ensure initial and long-term affordability.

a.

Median Family Income- Eachyear,the U.S. Departmenbf Housingand Urban
Development(HUD) releasedMedian Family Incomefiguresfor Teton County,
Wyoming. The Housing Departmentuses this data to determine househols
incomedor the applicablerestricter housingunits basedon numberof bedroom:s
and persons per bedroom

HouseholdSize - The HouseholdSize for determiningmaximum salesprice is
based on number pkersons pebedroom in thepplicablerestrictedhousing unit

Affordability Range¢- The householdincomefor the applicablerestrictec housing
unit is set at the middle of the affordability range to ensureaffordability. For
example: the income range for affordability range 3 is 81% - 120% MFI;
therefore,an income of 1C0% MFI would be usedin calculatingthe maximun
sales price

Percentagef Income - The nationalstandardor householdaffordability is thata
householddoesnot pay morethan30% of its grossincometowardhousingcosts.
Therefore,monthly payment:(including principle, interest,taxes,insuranceand
HOA dues) cannot exceed 30% of the Median Family Income for each
affordability range

Maximum SalesPrice Calculation- The maximum salesprice for a restricte«
housing unit is determinedby calculating 30% of a qualifying household§
income, using the followingssumptions:
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i. 22% of household income covers principal and interest,
ii. 8% of household income covers HOA dues, taxes, and insurance,

iii. Assumptiondor the mortgageinclude: 30-yearmortgage 5% down payment,
20-yearrolling averageinterestrate for a qualifying householdearningthe
median of the applicable income category.

f. Potential Variability ofMaximum Sals Price.

i. The maximumsalesprices will belower if the unit is belowgrade,or if there
IS no garage

ii. If anowneris determinedto be in defaultof their restrictions,the Housing
Departmenwill havethe optionto purchasehe propertyfor a purchaseorice
equalto the maximumresaleprice or the appraisedvalug whicheveris less,
subject to the Housing Departmen®§ ability to limit appreciationand/or
reduce proceeds, and on such other terms as are providedasttictions.

lii. If an owner is found to be in default of their restrictions,the Housing
Departmeninay ceasehe appreciatiorof the propertywhendeterminingthe
maximumresalevaluebeginningon the known datethe ownerbeganbeingin
default.

3. Maximum Resale Price

a. Theintentof the maximumresaleprice is to ensurdong-term affordability of the
restrictedhousingunits at resale The maximumresaleprice (MRP) shall be the
original purchaseorice (OPP)with the following adjustments

Appreciation3% or Denver-Boulder-GreeleCPI - Appreciationof the value of
therestrictedhousingunit is basedon the Denve-Boulder-GreeleyCPI eact yeal
cappedat 3%. The latestpublishednumbersfor Quarter2 and Quarter4 of each
year will be used unless the deed restriction: or ground leasi specifically
referencean alternative appreciation method or no measured appreciation

The following standards apply:

1) Dateof purchasds definedasseller § original closing date (dateseller
purchasedhe restrictec housingunit). If the closingdateis on or after
the 15th of the month,the monthis not countedfor proratingthe value.
If the closing dateis beforethe 15th of the month,the entire monthis
counted.

2) Three(3) monthswill be addedto the datethatthe 3 etter of Intentto
Sell”is received and will be considered the estimated closing date.
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3) If the Letter of Intentto Sell is receivedon or beforethe 15th of the
month, the entire monthis counted.If the d_etter of Intentto Sell is
received after the 15th of the month, the month will not be counted.

4) Each eligible whole month will be prorated.

i. Denver-Boulder-Greelef_PI - The CPI usedto calculatemaximum resale
prices in somerestrictionsis the DenverBoulder GreeleyCPIl. New figures
are publishedby the ColoradoDepartmentof Labor and Statisticstwice a
year, normally in March and August. In calculatingthe allowed maximum
appreciationof a home,the latestreportedfigure will be averagedwith the
other reportedfigure for the year and usedup to the date new figures are
releasedOncea Facilitation Agreementhasbeensigned,newfigureswill not
affectthe maximumresaleprice. If the DenverBoulderGreeleyColoradoCPI
ceases to exist, a comparable index will be used.

ii. Northwest Wyoming Cost of Living Index - The NWCLI figure usedto
calculatemaximumresaleprices in someground leasess obtainedfrom the
Wyoming State Division of Economic Analysis and is calculatedwith All
Items minus Housing. It is updatedquarterlyand releasedyenerallyin June
for the First (1) Quarter,Octoberfor the Second2nd) Quarter,Decemberfor
the Third (3rd) Quarterand March for the Fourth (4th) Quarter.The latest
reportedfigure will be averagedwith the otherreportedQuartersof the year
and will be used up to the date the new figures are released.Once a
Facilitation Agreementhas been signed, new figures will not affect the
maximumresaleprice. If the NWCLI ceaseso exist,a comparablendexwill
be used.

iii. Flat AppreciationRate of 2.5 Percent- The flat appreciabn rate of 2.5%
found in somerestrictionsis not basedon anindex. Rather,it is basedon an
analysisof incomesover 20 years,whereit wasfound thatincomesroseon
average by 2.5% per year.

b. Costof Actual Capital Improvement - Restrictedhousingunits that have deec
restrictionsor groundleasesallowing for improvementcreditscanaddthe value
of theseimprovementgo the appreciatecvalueto calculatethe MRP basedon the
following.

Credit for capitalimprovementexpenditureson the restrictec housingunit given
at resalewill be no more than 10% of the OPP of the home exceptwherethe
HousingDepartmer hasdeterminedtherwise All capitalimprovementsnustbe
pre-approveddy the Housing Departmentand properly permittedand inspected
by the Town of Jacksoror TetonCountyBuilding Official. Approval/disapprova
mustbe determinedprior to actualconstructionto be consideredat time of sale.
Improvementsdone without prior approvalwill not be consideredfor capital
improvementcredit. It is the owner$ responsibility to secureany approval
necessaryrom the restrictec housingunit § HomeownersAssociationand obtain
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any necessarypermits prior to undertakingany Capital Improvement.Please
consultSection16.1050.A.5 for more details.

c. DepreciatedCosts of Capital Improvements- The depreciatel costsof Capital
Improvementscan be addedto the appreciatedvalue to calculatethe MRP, so
long asthey do not exceeden percent(10%) of the OPPor asdeterminedoy the
HousingDepartmenbn a projectspecificbasis. All capitalimprovementsill be
depreciatedas applicableaccordingto the Marshall and Swift ResidentialCost
Handbook or a similar resource.

d. MaintenanceAdjustmeni- Householdsare requiredto keep restrictedhousing
units in a properlymaintainedstate. HousingDepartmenstaff and/ora third-party
inspector hired by the Housing Departmentwill inspect the property after
receivingthe detterof Intentto Sell” from the owner. Theinspectowill provide
an inspectionreportto the Housing Department.The Housing Departmentmay
requirethe owner to repairor replaceitems on the inspectionreport. The buyer
also has the opportunity to inspect the property and provide the Housing
Departmentwith a list of items.If requiredrepairs,replacementpr cleaningare
not madeby the owner prior to the HousingDepartmen final walkthroughtwo
(2) businesgdaysbeforeclosing,the HousingDepartmenwill estimatethe costs
atits solediscretion,andanadjustmentnay be madeto the seller§ proceedsr to
the maximumresaleprice. Thesefundswill eitherbe givento the buyerto make
the repairsor held by the HousingDepartmeniat the HousingDepartmen® sole
discretion.If fundsaregivento the buyer,the buyerwill be expectedo makethe
repairson their own. If the repairsarenot made,the buyerwill be chargedwhen
they sell the home.If the HousingDepartmentoldsthe funds,the buyerwill be
reimbursedbasedon receiptsreceivedfrom the buyer.If any fundsremainafter
the repairs are completed, they will be released to the.seller

e. OtherCosts- Any additionalcostsallowed by the HousingDepartmenpursuant
to the policiesin effect on the dateof the restrictedhousehold§ 3 etter of Intent
to Sell.”

4. Selling Procedure - All restrictedhousingunits shall be sold in accordancewith
applicablerestrictionsand/or theseHousing DepartmentRules and Regulationsas
determinedby the Housing Department,Town and/or County, which may vary
dependingon the specific housingprogramunderwhich the restrictedhousingunits
were created

a. Letterof Intentto Sell - Thesellershallsubmita completed_etterof Intentto sell
form to the Housing Departmento begin the selling process.The form canbe
found on the HousingDepartmen® websiteor canbe obtainedfrom the Housing
DepartmentThe HousingDepartmenstaff will setup a meetingwith the sellerto
review the selling processandthe sellerdocumentsThe Letter of Intentmustbe
submitted and the meeting with the seller must occur the week prior to the
beginningof the weighteddrawingentry period.Seesectiond. The sellershallbe
giventhe optionto choosethe Title Company If the sellerhasno preferencethe
HousingDepartmentwill choosethe Title Company.If the sellerdecidesnot to
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sell the unit after submittingthe Letter of Intentto sell, the sellermustreimburse
the Housing Departmentfor any coststhe Housing Departmenthas incurred.
Oncethe contracthas beensignedby buyer and seller, both partiesare legally
bound by the contract

Facilitation of Sale- The Housing Departmentfacilitatesthe salesof restricted
housingunits to accomplishthe saleaccordingthe the instructionsin the Grunc

Lease/DeedRestriction and to provide a transferto a Qualified Household.
Specifically, the Housing Departmentfacilitates sales of Affordable housing
units, Employment-Basedunits, Workforce housinc units, and Accessory
ResidentialUnits. Sellerswill be requiredto enterinto a Facilitator Agreemen

with the Housing Departmentto sell their home. The Facilitiatior Agreemen
must be executedprior to advertisingthe home for sale through a weighted
drawing process

Maximum Resaleletter - The resaleprice of the restrictedhousingunit shall be
calculatedaccordingto its restrictionandstatedin the Maximum Resaleletter.”
Maximumresalepriceswill beroundedio the nearestlollar. An official copywill

be mailed, or hand delivered. A copy can be requestedfrom the Housing
Departmentby email or fax. The Maximum ResalePrice shall be the only
exchangeof value betweenpartiesto any saleof the restrictedhousingunit. Any
exchange of value outside the allowed sale price shall invalidate the sale

. Facilitation Fee (2%) - At the closing of the sale, the seller will pay to the
Housing Departmenta fee equalto two percent(2%) of the salesprice, unless
otherwiseinstructedin the deedrestriction,for facilitation services.The Housing
Departmenmayinstructthe Title Companyto pay suchfeesout of the fundsheld
for the seller at closing. The Housing Departmentmay also waive the fee, or a
portion thereof, in its sole discretion

. Costof Declining Inititiated Sale- If the seller decidesnot to sell the restricted
housingkunit at any point before closing, the seller will be responsiblefor all
advertising and/or other costs associated with listing the unit for sale

Viewing of Unit - Oncethe weighteddrawingis completed the first household
drawnwill be contactedoy the HousingDepartmentindatime setup to view the
unit. This viewing shall occur within five (5) businessdays of the household
being notified that they were selectedfirst in the drawing. The householdwill
havetwo (2) businessdaysto respondto the Housing Departmen§ efforts to
contactthemto notify themthat they were selected A phonecall and an email
will besentto thehouseholdIf thereis no responsethe HousingDepartmentwill
moveon to the nexthouseholddrawn.The selleris requiredto maketherestrictec
housingunit availablewith reasonabl@&otice on a minimum of two (2) occasions
to show the property to the selected household prior to going under contract

Inspectiol - The Housing Departmentwill order a third-party inspectionto be
done on the home by a qualified home inspector. The inspection
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information/reportis for the use of the Housing Departmentand will not be
releasedo any buyer.Buyersshall havethe optionto ordertheir own inspection
to bedoneon thehome.lt is the HousingManager$ solediscretionasto whether
items found by an inspectorwill be requiredto be repaired.A list of items
requiredto berepairedwill begivento thesellerby the HousingDepartmentThe
selleris expectedo havetheitemscompletedho laterthanthree(3) businesslays
prior to the closing date.

. CompleteApplication- The householdshall havefive (5) businessiaysfrom the
day they are notified that they were selectedfirst in the drawing to submita
completeapplicationto the Housing Department.The Checklist for Complete
Application and Application form can be obtained from the Housing
Departmen®§ websiteor from the HousingDepartmentThe HousingDepartmen
reservesthe right to request additional documentationwhen verifying a
Household§ eligibility andqualification. If for any reasorthe buyercannotclose
within three(3) weeksof the seller§ timeline, the sellermay chooseto moveon
to the next household drawn

Qualificatior - The Housing Departmentshall review the application and
supportingdocumentsand calculateincome, assetsand hoursworked to verify
eligibility and qualification. This processnormally is completewithin five (5)
businesslaysof receivingthe application.However,it maytakelongerin unique
circumstances.Once the Housing Department completes the review and
verification of eligibility andqualification,the applicantis notified of approvalor
denial.If theapplicantdoesnot qualify, the nexthouseholdirawnin theweightec
drawing will be notified and the process will start over.

Qualified HouseholdMeeting - When the Housing Departmenthasidentified a
qualified householdvho wishesto moveforward with the purchaseof the home,
the qualified householdwill havefive (5) businessdaysto attenda meetingto
reviewthe purchaserocessandpurchasalocumentsyhich includethe Contract
for Purchaseand Saleof ResidentialReal Estateor Residentialmprovementsn
the caseof a GroundLeaseandthe buyer$ FacilitationAgreementThe applicant
has five (5) businessdays from the meeting day to review and executethe
purchasedocumentsand return them to the Housing Departmentwith earnest
money as called for in the Contract.If the contractis not signedand returned
within five (5) businesslays,the next householdselectedn the drawingwill be
notified and given the option to purchaseahe homeif qualified The sellershall
be notified immediatelyuponreceiptof the signedcontractandearnesimoneyto
executethe contract. The seller shall havetwo (2) businessdaysto return the
signedcontractor the closing may be delayed A copy of the contractand the
earnestmoney are then delivered by the Housing Departmentto the Title
Company.

Final Walk Througt - A final walk throughwill occurgenerallytwo (2) business
daysprior to the closing date.If the Housing Departmentfinds maintenanceor
repairitemsthat havenot beencompletedthe HousingDepartmenwill estimate
the costsof the maintenance/repaitems and withhold funds from the seller$
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proceedsThe fundsarethengivento the buyerandthe buyeris responsibleor
completing the maintenance/repair items.

I.  Closinc - The closing will be held on or beforefifty (50) daysfrom complete
executionof the Contract.The Buyer will take possessiomf the unit on closing
day.

5. Capital Improvement Standards

a. Approval Requirec - Ownersmust receivewritten approvalfrom the Housing
Departmentiprior to beginningthe work in orderto receivecredit for the capital
improvement.To obtain approval,the Requestor Capital Improvemen{ form
must be submittedalong with estimatedcostsand drawingsand/orplansand a
narrativeof the work to be done.Oncetheimprovemenis complete copiesof all
receiptsfor materialsand labor must be given to the Housing DepartmentNo
credit will be given for sweat equity.

b. WorkmanlikeMannei - All improvementsvhetherapprovedCapital Improvent:
or other must be built in a workmanlike manner,and accordingto Town of
Jacksonor Teton County building codes.All required permits and completion
releasesnustbe obtainedfrom the Town or County.Any ownerthatdoescapital
improvementswithout obtainingthe properpermitsor if it is determinedat the
HousingDepartmen sole discretionthat the improvementdavenot beendone
in a workmanlike manner may be required to make repairs or remove the
improvements and return the home to its original condition.

c. Approved Capital Improvement:- A Capital Improvementis an improvement
done to the home for which the homeownercan receive credit. The capital
improvementrequires an expenditurethat either increasesthe value of the
property or extendsits life expectancybut is not a luxury item. The term
fapprovedcapitalimprovement shall only include the following:

i. Fixtures erected, installed or attachedas permanent,functional, non-
decorativeimprovementsto real property, excluding repair, replacement
and/or maintenance improvements;

ii. For the benefit of seniors and/or handicapped persons;

iii. Health and safety protection devices (including radon);
iv. Adding and/or finishing of permanent/fixed storage space;

v. Finishing of unfinished space;

vi. Landscaping;Adding trees, shrubs,lawn, patio, walkways, or sprinkler
systems;

vii. Decks and balconies, and any extension thereto;
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viii. Partialcreditmay be given for upgrademprovementgshatwill increasehe
life of the componentas comparedto the origind productor increasethe
long-termaffordability of the home.

d. ImprovementdNot Approvec for Credit- Approvec capital improvementshall
not include the following:

i. Jacuzzis, saunas, steam showers and other similar items;

ii. Upgrades or addition of decorative items, including lights, window
treatments and other similar items;

iii. Upgradesof appliances,plumbing and mechanicalfixtures, carpetsand
other similar items included as part of the original constructionof a unit,
unlessreplacemenis shownto improvethelifespanof the componenbr the
long-termaffordability of therestrictednousing unit

Iv. Repair and Maintenanceltems + a repair or maintenanceitem is an
expenditure that restores a property to a sound state

6. Resale and Transfer Limitatians

a. Transferof Title - Transferof title is not allowedunlessapprovedy the Housing
Department.To apply for approval, owners need to complete the Housing
Departmer § Requestor Transferof Ownership(Title) " form and submitit to
the Housing Departmentalong with a fee in accordancewith the Housing
DepartmenteeScheduledgublishedannually which coverslegal andrecording
fees.In somecasesa completeapplicationwill be requiredto be submittedfor
qualifying purposes.

i. Divorce - In the eventof the divorce of an owner,the Housing Department
may consentto the transferof the residentialunit to a spouseof an owner,
which spousemay not otherwisequalify asa qualified household,only upon
receiptof an orderissuedby a Courtof competenjurisdiction orderingsuch
transfer.

ii. Deatt - In the eventof the deathof an owner,the HousingDepartmenimay
consentto the transferof the residentialunit to an heir or deviseeof such
deceasedowner, which heir or deviseemay not otherwise qualify as a
gualified householdonly upon receipt of an order issuedby a Court of
competent jurisdiction ordering such transfer.

iii. Nonqualified Transferee- If title to the restrictedhousing unit vestsin a
nonqualified transferee as defined in theseHousing DepartmentRules and
Regulation Section 16.10500.B. Qualificatior, the restrictedhousing unit
shallimmediatelybe listed for salein accordancevith therestrictionsandthe
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HousingDepartmenRulesand Regulations The following shall apply when
the Housing Department determines therensragualifiedtransferee:

a) A nonqualifiedtransfereeshall cooperatevith the HousingDepartmento
affect the sale,conveyanceor transferof the restrictec housingunit to a
gualified household(or the HousingAuthority in the eventof its exercise
of its option to purchase)and shall executeany and all documents
necessary to such sale conveyance or transfer.

b) A nonqualifiedtransfereeshall comply with the restrictions,the Housing
DepartmentRules and Regulations and all other covenantsregulations,
ordinancesstatutesJaws, or rules governingthe ownership,occupancy,
use, developmentor transferof the restrictedhousingunit, and further
may only occupythe restrictedhousingunit with the prior written consen
of the Housing Department.

b. Trusts - Restrictedhousingunits may not be put into any type of a trust. This is
the equivalentof transferringownership,and trusts are not qualified to be the
owner of arestrictednousing unit

c. Nontestamenta Transferon Death- A Iontestamenta Transferon Deatt
deedis allowedto be recordedon restrictednousingunits, and mustincludethe
following:

i. It conveysaninterestin real propertyto a beneficiarydesignatedy the owner
and states the deed is effective upon the death of the owner.

ii. It mustbe subjectto all other encumbrancesn the propertyto which the
ownerwas subjectto during their lifetime, including the Restrictionson the

property.
lii. The Housing Department must approve the document before recordation.

d. Title - All adultswho occupythe restrictec housingunit for morethanthirty (3C)
accumulativedaysin a calendaryear,exceptfor childrenattendingcollege musi
sign an OccupancyAgreementalong with the ownel. Situationsthat requirean
OccupancyAgreemen includebut arenot limited to marriage a significantother
movingin, a friend movingin, a renter,etc. Additions andremovalof hameson
the title constitutea transferof title. The HousingDepartmentmustapproveall
transfersof title. An adult may not be movedinto an Affordable unit for at least
one year after closing and only with approvalfrom the Housing Department.
Adults may be moved into workforce units prior to one year, however, the
householdmust be qualified and approvedby the Housing DepartmentOwners
and any adult residents of the unit must sign an Occupancy Agreement

7. Other Sale and Resale Standards
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a.

b.

d.

Privy to Purchaseand SalesAgreement- Sellersand buyersshall providea copy
of the Purchaseand Sale Agreemen’ to the HousingDepartmentAll financial
information shall remain confidentjaxcept as follows:

i. PublicRecord: - Any documenthatwould customarilybe a matterof public
recordin the public recordsof TetonCounty, Wyoming, andis subjectto the
Wyoming Public Records Act;

ii. WeightedDrawing Positions - The namesand positionsof all personswho
have participatedin any RentalWeighteddrawing held undertheseHousin¢
Department Rules and Regulatipns

iii. Freedomof Information Act or Wyoming Public RecordsAct - Any other

information, which a court of competenturisdiction rules must be released
underthe Freedomof Information Act or the Wyoming Public RecordsAct;
and

iv. Audits - In addition, the Housing Departmentmay allow accesdo personal

and private informationto any personor entity undertakingan independent
audit of the records kept under these Housing Department Rules and
Regulation, providec that suchpersonor entity agreesto be subjectto this
confidentiality provision.

Independentegal Counse - All sellersandbuyersof restrictednhousingunits are
advisedto consultindependentegal counselto examineall contracts,CC&Rs,
deedrestrictions,agreementsaffidavits, closing statementtitle documentsgtc.
The retentionof such counsel,or relatedservices,shall be at the seller§ and
buyer$§ own expenseThe sellersand buyersand/ortheir attorneyswill not be
allowed to make changesto Housing Departmentdocuments.A Buyer$
Acknowledgemer” form will be required to be signed prior to closing
acknowledging recommendationto obtain legal counsel. The Buyer$
Acknowledgemer ™ form will be provided to the buyer for review prior to
closing.

Title Company - The HousingDepartmentdvisessellersto usea title company
andescrowagentlocatedin JacksonWyomingto closethetransactiorbecaus®f
their expertisewith the Housing Departmen®§ restrictedhousing programsand
their uniqueandtechnicalclosingdocumentsThe seller andbuyer shallauthorize
the Housing Departmentio review the SettlementStatemen” prior to closing.
Sellerscan selecta title companyand escrowagentof their choice. If no title
company is indicated, the Housing Department will select one.

Lenders

i. Approvec Lending Institutions - Borrowers are restrictedto the following
lending institutionslicensedto engagein mortgagelending practicesin the
State of Wyoming:
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a) An dnstitutionallender suchas, but not limited to, a federal, state,or
local housing finance agency, a bank (including savings and loan
associationor insured credit union), an insurance company, or any
combination of the foregoing, the policies and proceduresof which
InstitutionalLender are subject to direct governmental supervision; or

by A Tommunityloanfund’, or similar non-profitlenderto housingprojects
for income-eligible persons(e.g. is not given to or acquiredby any
individual person); or

¢) A non-affiliated, legitimate, ¥inance company” In no eventshall such
financecompanybe anindividual or any companythatis affiliated with or
has any affiliation with thewner or any family member of ttwsvner.

ii. RequiredDown PaymentindLoanto Value Ratio- The HousingDepartmer
requiresthat all buyershaveat least3.5% down paymenton a purchaseand
no refinance or secondmortgage obtained after the original purchaseis
allowed to be higher than 9584an tovalue.

lii. Debtto IncomeRatic - Thetotal debtto incomeratio for a householdnay not
exceed 45%.

iv. Qualified Mortgage - Lendersmay submita Qualifying Mortgage” form to
the Housing Departmentto have the mortgage deemeda 3qualifying
mortgage. - Whensubmittinc a qualified mortgagereques, a copy of thetitle
commitmentand the Transmittal Summary (HUD Form 1008) or other
documentatiorcontainingthe sameinformation is requiredto be attached.
The Qualifying Mortgage” form can be obtained from the Housing
Department or from the Housing Departm$§nvebsite.

For homesthat do not have a measuredappreciation such as Attainable
homes an appraisal recognizing thestriction on the property is required.

The HousingDepartmentreserveghe right to requireadditionalinformation
before approving a mortgage asgmalifying mortgagé.

e. Total Debi- Ownersshallnotincur debt,liensor otherobligationssecuredy the
restrictec housingunit thatexceedd5% of the Original PurchasédPrice of the unit
andshall notify the HousingDepartmenimmediatelywhena changein the total
of thesesecuredobligationsis anticipated.No secondmortgagesincluding but
not limited to homeequity lines of credii, shall encumbetrthe restricte housing
unit without advance approval by the Housing Department.

f. Co-Ownershi| - Any co-ownershiparrangemenither than Joint Tenancy or
Tenancy-In-Commomust be approvedby the Housing Department All adults
occupyingthe unit, with the exceptionof childrenattendingcollege,mustbe on
the title of therestrictedhousing unibr sign an Occupancy Agreement
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g. Co-Signor - Co-signorsareguarantorgor paymentof mortgagelf anexceptior
to the %o co-signors rule is granted,co-signorsshall not occupythe unit. Co-
signorsarenot co-ownerssotheyarenot allowedon thetitle. No lien or security
can be placed on the property besides the mortgage itself.

h. HomeownersAssociations- The restricted housing unit may be subjectto a
HomeownersAssociation (HOA). All owners of restricted housing units are
required to pay HOA dues, and potential special assessmentand fees if
applicable,unlessotherwiseexempted.HOA duesmay be substantialand are
factoredinto the maximumsalesprice. Homeowner#ssociationsrequentlyhave
interestsand regulations,other than the Restriction, that affects the restricte«
housingunit. It is the owner$ responsibilityto be awareof theseinterestsand
regulations Failure of an ownerto comply with the HOA RulesandRegulations
or CC&Rsconstitutes defaultf the Housing Departmentifes and Regulations

i. HomeownergHazardlnsurance- Ownersare requiredto keephazardinsurance
on their homesfor 100% replacementost. Sincethe homesare subsidizedthis
amountcould be more than the price of the home. Often times Homeowner
Associatiois provide insurance.Dependingon how much coveragethe HOA
provides,the owner may be requiredto provideadditionalinsuranceo guarantee
completereplacemenbf the home.Groundleasepropertiesarerequiredto name
the Jackson/Teton County Housing Authority as additionally insured.

B. Tenancy and Rental Standards and Procedures - To maintain the characterof
neighborhoodsind respectthe natureof the community, restrictedownershipunits are
not allowed to be rentedwithout prior approvalfrom the Housing Department. This
includes renting any portion of the dwelling, any room within the dwelling or the garage.

1. Primary Residenc - Ownersof restrictedhousingunits shall maintainthe homeas
their primary residence.

a. OccupancyRequiremer - Householdsshall occupytheir homefull-time at least
10 months out of each calendar year.

b. BusinessActivity Restricte(- Householdsvho rentarestrictec housingunit shal
not engagein any businessactivity in such dwelling, other than any home
occupationuse permittedin that zoning district and as permittedin the Least
Agreement

c. No Guestdor anExtendedPerioc - Householdsvho own restricte housingunits
shall not permitany adultguestsoverthe ageof 18 for periodsin excesof thirty
(30) cumulative days per calendar year.

d. Leaveof Absence- A one-yearexceptionmay be grantedin casesof illness,
short-termleavesof absencdor educationor training purposespr otherexigent
circumstances with the advance written approval of the Housing Department.
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i. Rentalof RestrictedUnit during Leave of Absence- If granteda leave of
absencethe owneris allowedto rentthe propertyaccordingto the provisions
below in Section 16.1050C.B.2. Rental Proceduresfor Owner-Occupied
Properties.

ii. Post Leave of Absence

a) After therestrictedhousingunit is rentedfor nine (9) months,ownerwill
berequiredto notify the HousingDepartmentn writing of either,(a) their
intentionto movebackto therestrictedhousingunit uponexpirationof the
lease and/or the rent approval period; or (b) provide the Housing
Departmentwith a 3 etter of Intent of Sell” form, which will beginthe
selling process of the restricted housing unit.

b) If theownerchoosedo sell therestrictedhousingunit insteadof returning
whenthe leaseexpires,therewill be no accrualof appreciatiorduringthe
term of the rental (this does not apply to medical emergencies).

2. RentalProcedure for Owner-OccupiedProperties- The Housing Departmentmay
approverental of spacewithin owner-occupiedAffordable, Employment-Basedand
Workforce units when pressingcircumstancesexist The owner must continueto
occupythe unit, and the Housing Departmenimust certify that the rentermeetsthe
gualificationand eligibility standardsetoutin Section16.1030C Qualificationand
Eligibility. A fee will be chargedalongwith the requestas setforth in the Annual
Schedule of Fees.

a. Request$o Reniduringc Leaveof absenc - Approvalsfor Requestso Rent” are
given at the sole discretion of the Housing Departmen® Housing Manager.
Approvalsto rent will only be given for a maximum period of one (1) year.
Approvals to rent will only be given ianiqgueand pressingircumstances.

i. Medical EmergencyDocumentatior- Medical emergenciespplicableto a
restrictec housing unit homeownerwill require documentationusing the
Housing DepartmentMedical EmergencyLeave” form to substantiatehe
need to leave the area.

ii. Processindree- A feewill bechargecto arestrictet housingunit homeowne
for a Requesto Rent " A separatelAnnual Scheduleof Fee:” documenthat
is updatedannually and publishedby the Housing Departmentprovidesthe
processingee amount.

b. Qualification and Eligibility ofTenants

i. Tenantsshallbe a Qualified Householdaccordingto the generalQualification
and Eligibility Criteria containedin the recorded Restriction and these
Housing Department Rules and Regulations
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Tenantsshall meetthe Eligibility Criteriawith respectto Incomeand Assets
thatapplyto the particulairestrictec housingunit in questionat time of initial
occupancy.

Prior to signing a leasefor or occupancyof a restrictedhousingunit, ownel
mustprovidethe HousingDepartmenwith proof of the tenant§ qualification
under thenousingunit § specific program prior to occupancy.

Qualification and eligibility shall be recertified by owner of the restrictes
housing unit at any time thereis a changein occupancyof the restricte
housing unitor renewal of lease agreement.

c. Executionof Lease- Rentalof restrictedownershij units mustbe by a written
Leaseprovidedby the HousingDepartmentThe HousingDepartmenwill retain
a copy of the fully executed lease.

Ren Limitations - Rentchargedwhile the owneris on leavewill belimited to
Fair Market Rentsas publishedby HUD or total housing costs (mortgage
paymenttaxes,insurance GroundLeaseFeesand HOA dues),whicheveris
less.

HousingDepartmentee- A feewill be chargedby the HousingDepartment
for a requestto rent as set forth in the Annual Scheduleof Feesupdated
annually and published by the Housing Department.

d. Requestso Renta Room- Approvalsto rentaroomin arestrictedunit areat the
sole discretion of the Housing Manager and are only allowed in pressing
circumstancesThe follbwing process will be followed:

Submittalof Requesto Rent- The ownerwill submita Requestto Rent”
form to the HousingDepartmenalongwith the associatedee asoutlinedon
thefee schedulgublishedannuallyby the HousingDepartmer. Theform car
be found on the Housing Department website or from the Housing
Department.

Approval by the HousingManager- If the owneris in compliancewith their
restrictons,the HousingManagerwill reviewtherequesto rentandapprove
or denythe requestbasedon the circumstancesApproval canbe givenfor a
maximum ofone year

Identification of Tenant- When the owner hasidentified a potential tenant
who they believe qualifies under the income, asset, and employment
requirementf the restrictionon the unit, the potentialtenantis requiredto

submit a complete application to the Housing Department.

Tenant Approval - The Housing Departmentwill verify that the tenant
gualifies under the income, asset, and employment requirement.
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v. LeaseAgreemen- TheHousingDepartmenprovidesthe LeaseAgreemento
be signed by the owner, tenant, and the Housing Department.

vi. Notification of Terminationof Lease- The owneris requiredto notify the
HousingDegartmentuponterminationof theleaself the ownerstill wishesto
renttheroomandstill hasapprovalfrom the HousingDepartmentthe proces
will start again withStepd.iii. Identification of Tenant, above.

vii. RentalRate:- The HousingDepartmentwill approvethe rentalrate basedon
the housing costs of the owner.

C. Purchase Procedures

1. Selectionof Qualified Household- A unique processappliesfor selectingeach
gualified householdwithin eachhousing program. The following sections provide
specific detailsregardingeachhousing program. The restrictive covenan shouldbe
consulted for exact details.

a. WeightedDrawing - In the eventthat the Housing Departmentreceivesone or
more weighteddrawing entry sheetsat the maximumresaleprice from qualified
householdgduring the weighteddrawing entry period, the buyerwill be selectec
accordingto preferencesetfor that particularHousingProgram.In the eventno
weighteddrawing entry sheetsare receivedduring the weighteddrawing entry
period, the selectionprocesswould be determinedeither by a bid processor a
First come first served” process.The restrictionson the property clarify which
selection procedure to use.

i. Errors - Every effort is madeby the HousingDepartmento ensurefair and
equitable lotteries. Lotteries are not drawn by the Housing Department.
Housing Departmentstaff compilesweighteddrawing entry sheetswith all
eligible householdsincluded. The weighted drawing is drawn by outside
counselOntherareoccasiorthatanerroris madein compiling or drawingof
aweighteddrawing, theerrorwill be correctedandthe weighteddrawing will
be re-drawn.

a. Bid Proces - If therestrictionsrequireit, the qualified householdsubmittingthe
highestbid price (not to exceedhe maximumresaleprice) duringthe Bid Period
shall havethefirst right to purchasehe unit. The owner of the unit shallhavethe
right to accept or reject the bid.

b. No Qualified Weighted Drawing EntriesRefer to Section 16.10.004)@) .
c. Other Sale/Resale Procedure

i. Owner Selection- If the restriction permits, the owner of the restricte
housingunit may be allowed to selectthe qualified household.Other than
verifying that the qualified householdmeetsthe qualification and eligibility
requirementdor therestrictec housing unit, the HousingDepartmenshallnot
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have any authorityto choosethe buyer of the restricter housingunit unless
authorized by thewner.

Attainable Housing Program Sale Procedures

a) Whenan ownerwishesto sell an Attainablehousingunit, they caneither
list the home with a realtor or for sale by owner.

b) Theownerof the Attainablehousingunit is requiredto submita d_etterof
Intentto Sell” to the HousingDepartmenbeforelisting or advertisingthe
unit for sale.

c) The ownerswill be responsiblefor advertisingtheir Attainable housing
unit for salewith the exceptionthatthe HousingDepartmentvill advertise
the unit on their website at no cost to thener.

d) Thereis not a maximum resaleprice for Attainable housing units. The
owner will setthe price with the understandinghat the householdwho
buysthe unit will needto qualify underincome,asset,and employment
criteria. The price may be negotiatedbeforeenteringinto an agreemento
purchase.

e) The buyer will be responsiblefor providing the ¥urchaseand Sale
Agreemen” at the time of making an offer to purchasean Attainable
housingunit. The sellermay makea counterofferthatincludeschangedo
the Purchasend SaleAgreement” The Attainablehousingunit is undel
contractwhen an offer and/or a counterofferis acceptedand both the
buyerandsellerhavesignedit. The PurchaseandSaleAgreemen” mus
containa contingencythat the Housing Departmentmust verify that the
buyeris Jualified " to purchasehe Attainablehousingunit. The Housinc
Departmentwill not deema buyer qualified” until a contracthasbeen
executed by the seller and the potential buyer.

f) A full copy of the fully executedPurchaseand Sale Agreementshall be
provided to the Housing Department.All financial information shall
remainconfidentialexceptas notedin Section16.10500.D.%.a. Privy to
Purchase and Sales Agreement.

g) In addition to the items listed in Section 16.1050C.D.3.e. Materials
Includedwith Application, applicantsmustalsoinclude a complett copy
of the fully executedPurchase and Sale Agreemeént.

1) Time of Submittal:The Attainablehousingunit mustbe undercontrac

before the buyer provides an application to the Housing Department.

2) Time to Process:If the applicationis complete and thorough, the
HousingDepartmenwill havea determinatiorof qualification within
five (5) businesdaysof receivingthe application.It may takelonger
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3)

4)

5)

if the HousingDepartmenthasto requesfurtherinformationfrom the
applicant.

Qualified Buyer Letter: Once the householdis deemedto be
Qualified” to purchasethe Attainable housing unit, the Housing
Departmentwill providea Qualified Buyer Letter” to the applicant.
Thisletterwill be usedto verify to the seller andthetitle companythat
thehousehold is qualified to purchase the unit.

Lenders: See Sectidr6.10500.A.7.d Lenders

Closing: The closing dateandtime is setbetweenthe sellers,buyers,
financial institution, the title company,and the Housing Department.
The buyerswill be requiredto signa Buyer$ Acknowledgement at
the time of closing. This documentwill certify that the buyers
acknowledgeeceivinga copy of therestrictionsaswell asagreeingo
allow the HousingDepartmento releasethe salesprice of the home,
andalsoagreeingto the HousingDepartmen# right of first optionto
purchasehe unit in caseof defaultby signinga Powerof Attorneyin
Case of Default

2. Viewing of RestrictedHousingUnit - The seller of the restricte« housingunit will
allow the potentialbuyerto view the unit to seethatit meetstheir household§ needs
If the householddecidesto purchasehe restrictec housingunit, they will havethe
opportunity to inspect thenit further once it is under contract.

3. SubmitApplication- The potentialbuyerwill havefive (5) businesslaysto submita
completeapplication. The required Housing Departmentdocumentsare available
from the Housing Department or from the Housing Department website.

a. Materials Included with Applicatian

Housing Department Application for Restricted Ownership or Rental
Housing

The Housing Department 3Application for Homeownershig is a three (3)
pageform with an additionaltwo (2) pagesmadeup of a ertificationand
Oatl” sectior that will needto be signedby all applicantsand notarized as
well asan 3Authorizationto Releasdnformation “ Buyersmay be requiredto
signa Powerof Attorney in Caseof Default” form appointingthe Housing
Managerof the Housing DepartmentAttorney in Factin the caseof default
and forced sale. The Housing Departmentmay use other methods for
remedyinga defaultsuchasa mortgageagainstthe propertyor a Quit Claim
Deed held in Escrow, which would be agreedto at time of purchase All
documentatiorsubmittedwith the completeapplicationfor the purchaseof a
homeis the documentatiorthat will be usedto qualify a buyer. Documents
will not be allowed to be changedonce they are submitted (e.g. taxes
submittedwill be thoseusedto qualify. Applicantswill not be allowedto re-

Jackson Municipal Code
Title 16 £Housing
Paged4 of 78



Vi.

file taxes). The Housing Departmentwill review the application before
acceptingit to ensureit is complete.The Housing Departmentmay ask for
additional documentation

a) WeightedDrawing Entry Form- A 3WeightedDrawing Entry " form mus
be completedandsignedandsubmittedwhenenteringa weighteddrawing
accordingto Housing Departmentprocesses VeightedDrawing Entry
forms may be submitted online, in person, or by USPS.

No incomplete 3WeightedDrawing Entry " forms will be acceptedThis
means that every blank must contain information, IN/A,” or a
strikethroug! so that the Housirg Departmentknows that it was not
overlooked.

The Housing Departmentis not responsiblefor receiving Weightec
Drawing Entry Forms.lt is the responsibilityof the householdo confirm
thatthe WeightedDrawing Entry Formwasreceivedandthe households
entered in theveighted drawing

b) IntakeForm- All householdsrerequiredto completethe ©Online Intake
Form ~ This form must be completedin its entirety before enteringa
weighteddrawing Any changesnadeto the form mustbe madeprior to
the openingof a weighteddrawing the householdwishesto enteror the
householdwill be ineligible to enterthe weighteddrawing The Intake

form must be updated annually to be eligible to continue to enter lotteries.

Lender$ Qualification Worksheet - A current 1ender§ Qualification
Workshee” (within one year of the date the weighted drawing begins)is
requiredto be completedby a lendinginstitution. The 3.ender$§ Qualificatior
Workshee " must be submittedto enter a weighted drawing 3i.ender$
Quialification Worksheet:” may not be faxed; they can either be emailedor
submittedin personor mailed by USPS.The worksheetmustreflect a loan
amountand down paymentamountthat is equalto or greaterthan the sale
price of the home.

CreditRepori- A threebureaucredit reportincluding credit score¢(not more
thanoneyearold) is requiredto help HousingDepartmentStaff determineif
the Householdis financially healthy and able to make paymentson a
mortgage. The credit report also helps determine debt to income ratios.

Verification of Down Paymen- An accounistatemenbr signedandnotarizec
letterfrom someonesupplyinga gift, or otherverification of fundsfor a down
payment is required.

Verification of Hours and Years Worked - 3Affidavits of Employment;
detailedcheckstubs,or other adequateproof of hoursand yearsworked is
requiredat weighteddrawinc entryto receivepointsin the weighteddrawinc.
Affidavits are required to be completed, signed, and notarized by the
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Vil.

viii.

employer.They may not be completedby the applicant.If hoursor years
worked cannot be verified, they will not be counted.

Historicalinformationfor hoursandyearsworkedwill bekeptonfile with the
Housing Departmentinformationis requiredto be updatedannuallyor if any
changes occur.

FederalTax Returns- Signedfederalincometax returnsandall attachment
(including W-2s and 1099s)and scheduledor the last two (2) yearsfor all
adult householdnembersarerequired.If thereis self-employmen three(3)
yearsof businessand personaltax returns,along with a current ®rofit and
Loss Statemen” and balanceshee, are required The Housing Department
usestax returnsto verify severaldifferentaspectf qualificationsuchasbut
not limited to income, assets,residentialhomeownershipand sourcesof
income.

Power of Attorney in Caseof Default - Buyers may be requiredto sign a
Power of Attorney in Case of Default” form appointing the Housing
Managerof the Housing DepartmentAttorney in Factin the caseof default
and forced sale. The Housing Departmentmay use other methods for
remedyinga defaultsuchasa mortgageagainstthe propertyor a Quit Claim
Deed held in Escrow, which would be agreed to at time of purchase.

Certification and Oath - A sworn statementof the facts containedin the
application will be required including at least the following certifications:

a) Thatthe factscontainedn the applicationaretrue andcorrectto the best
of the applican§ knowledge,;

b) That the applicanthas beengiven the standardapplicationinformation
packet by Housing Department Staff; and

c) Thatthe applicant,on the basisof the applicationpresentedbelievesthe
Householdqualifies to occupy the restricted housing unit in question
according to the restriction, these Housing Department Rules and
Regulationsand all other applicable procedures.

This Lertificationand Oath” is requiredto be signedby all applicantsand
notarized. There aqgublic notaries available at the Housing Department.

Additional Information - Additional information may be requestedto
determine eligibility or qualification status. This may include:

a) Verification of HouseholdNet Assets- Householdnet assetsare verified
through tax returns, account statementsyerification of deposits from
financialinstitutions, and the NADA or Kelly Blue Book.
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b) Verification of CurrentEmploymentin TetonCounty - Oneor moreof the

d)

following are needed to verify employment in Teton County:
1) Wage stubs

2) Employer name, address, and phone number

3) Contract for employment

4) 3Affidavit of Employment (Housing Department)

5) 3Authorizationto Releaselnformation” form signedby all adultsin
the household to obtain third party employment verifications

Verification of Completicn of HomebuyerlEducationCourse- At leastone
adult per householdmust completethe HomebuyerEducationCourse.
Therequiredcourses offeredby the WyomingHousingNetworkor if not
available, another course approved by the Housing Department.This
appliesto all householdsegardles®f whetherthey haveowneda homeor
not. This certification only needsto be completedonce; however,if a
householcchangesizeandthe adultwho completedhe certificationis no
longera partof the householdit will needto betakenby anadultwhois a
part of the householdThe HousingDepartmenwill keepa recordof the
certificate. It is encouragedhat householdskeep a copy as well. The
applicant must provide evidence of attendance of an approved
HomebuyerEducationCourse ~ prior to purchaseThis is requiredto be
submitted at time ofveighted drawing

Uniform ResidentialLoan Application - Applicantsmustprovide a copy
of thefinal Uniform Residential Loarpplication” at closing.

OccupancyAgreemer - No personoutsideof the personsncludedin the
householdon the 3WeightedDrawing Entry Form” and dntake Form” at
time of weighteddrawing entry may be moved into the home without
expresswritten approvalof the HousingDepartmentApprovalwill notbe
givenwithin twelve (12) monthsfrom closingon a homefor adultsbeing
addedto the household An OccupancyAgreemer ~ will be requiredto
be signedby buyersat or before closing. Any adult that is addedto a
householawill berequiredtosignanOccupancyAgreemenalongwith the
Owner.

1) Powerof Attorneyin the Caseof Default- All householdgurchasing
ahomearerequiredto signa Powerof Attorneyin the Caseof Default
at closing. The Power of Attorney will be assignedto the Housing
Manager to affeci the sale of the housing unit. The Housing
Departmenimay useothermethodsfor remedyinga defaultsuchasa
mortgageagainstthe propertyor a Quit Claim Deedheld in Escrow,
which would be agreed to at time of purchase.
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f)  AccessibleUnit Preference- Applicantsthat wish to be consideredor
accessibleunits must submita 3erification Form for AccessibleUnit
Preference.

g) Critical ServicesProvider- Organizationsapplying for critical services
provider approvalandtheir correspondingapprovedpositionsmustgain
approvalbeforea critical service worker can gain pointsin a weightec
drawin¢. The organization must complete a <ritical Services
OrganizationApplication” and submitit to the Housing DepartmentIf
the organization and positions are approved, a 3upervisc
Questionnair~ must be completedby the applicant§ supervisorand
submittedwith the otherrequireddocumentsvhenenteringthe weightec
drawin¢. All certifications must be completedfor the position and a
recommendationfrom the supervisoris required. The 3Supervisc
Questionnairéwill need to be updated every six months.

h) Birth Certificatefor Children Under One (1) Year of Age - Applicants
must provide the birth certificate for children lessthanone (1) year of
age.

4. Verification of Application - To protect the interestsof the community that has
investedin the creationof restrictedhousingunits, the HousingDepartmentverifies
that information submittedon the Application is true and correctand may request
documentsoutlinedin Sectior 16.10500.D.3.a.>. Additional Informationto assistin
this processThe HousingDepartmenstrivesto completeverification within two (2)
weeksof applicationsubmittal. Any materialmisstatemenof fact or deliberatefraud
by the householdin connectionwith any information supplied to the Housing
Departmentshall be causefor immediate expulsionfrom the application process
and/or forced sale of the restricted housing.unit

5. Verification of Qualified Household- The Housing Departmentverifies that each
Householdselectedo purchasea restrictec housingunit meetsthe qualificatior anc
eligibility requirementspecificto the restrictedhousingunit. SeeSection16.10300
for moredetaik onthe verification process for eabbusingprogram.

6. QualificationLetter - Oncethe HousingDepartmenverifiesthatthe householdneets
the Qualification and Eligibility criteria for the particularrestrictedhousingunit, it
will issuea QualificationLetter” to the buyer,a copy of which will be providedto
the title company upon request.

7. Purchaseand SaleAgreemen- Buyersmustsigna Purchaseand SaleAgreemen”
within five (5) businessdays ofthe date of the Buyer Meeting with the Housing
Departmer. Buyerswill be giventhefive (5) businesglaysto reviewthe urchas
andSaleAgreemen” andareencouragedo getlegal advice.Sellersandbuyersshall
make the Housing Departmentprivy to the ¥urchaseand Sale Agreement. All
financial information shall remain confidential except as noted in Section
16.10500.A.7.a Privy to Purchase and Sales Agreement.
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a. EarnestMoney - At time of signing the Furchaseand Sale Agreement, one
thousan dollars ($1,000.0() in earnestmoney will be required. The checkis
made out to thétle companyreferencedn the Purchase and Sale Agreemént.

b. Closing Date - In most cases,the buyer has fifty (50) daysto close on the
property.The ClosingDatewill be agreeduponbetweenthe buyerandthe seller
andwill beincludedin the PurchasendSaleAgreemeni” The closing datewill
be the date the buyer takes possession ak#tactedhousing unit

c. Inspection - The buyer may performinspectionson the restrictec housingunit
commencingon the effective date of the contractuntil closing. However,the
buyer will have 30 days from the effective date of the contractto notify the
HousingDepartmenbf any objectionsto itemsfound during inspections Seller:
shall make the restrictet housing unit available for inspections.If the seller
refusesto remedythe objection,the Housing Departmentwill notify the buyer,
and the buyer will havethree (3) businessdaysto give notice to the Housing
Department of their intentiorither:

i. Waiving the objection and proceeding to closing, or
ii. Terminating the®urchase and Sale Agreemént.

d. Facilitatior -Pursuantto Wyoming Statute 33-28-101through 124, the Real
EstateLicense Act of 1971", the Housing Departmentis participatingin the
transactionas a facilitator without a Wyoming real estatelicense and in the
performance of official duties.

e. Buyer$ Acknowledgemen- The buyers will be requiredto sign a Buyer$
Acknowledgement at closing. This documentwill certify that the buyers
acknowledgeeceivinga copy of the restrictionsaswell asagreeingto allow the
HousingDepartmento releasdahe salesprice of the home. In addition,by signinc
this form, the buyer agree: to the JTCHA $ right of first option to purchasethe
unit in case of default.

D. BusinessOption - The BusinessOption” is a mechanismspecific to a developer§
Housing Mitigation Plan that must be approvedby electedofficials on a case-by-case
basis. It only appliesto exemptunits, meaningrestrictec housing units that are not
requiredby the LDRs. The BusinesOption” allows a businesdo identify a proposed
purchasefrom their employeer someonevho hasa materialnexusto the busines or
organizatiol, which would allow the householdto havethe first option to purchasehe
restricted housing unit

1. Purpos andProgramGoals- Theintentof the BusinesOption” progran is to help
gualified businessebousetheir employeesy providingthe employeedirst optionto
purchase.This program furthers the Jackson/TetorCounty ComprehensivePlan$
goal of housing 65% of the workforce locally and its transportation goals.
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2. Applicability - This section applies to restricted housing units that have been
approvedoy the Boardof CountyCommissionersr Town Council for the Business
Option” program.

3. Qualified Busines - A qualified businesds a non-profit entity, governmentakéntity,
charitablefoundation,or for-profit businesswvhich meetsthe definition of a qualified
businessaccordingto the special restrictionson the property and/or the Housing
Department Rules and Regulations

a. Qualified BusinessApplicatior - The businesscompletesa Qualified Busines:
Application.” which can be obtainedfrom the declarantor from the Housing
Departmer and submits it to the Housing Department If the businesshas
affiliates, it must be indicated on the application.

b. Verification - The Housing Departmentverifies that the businessmeetsthe
criteria of a qualified businesswith the following documentationThe Housing
Departmeninay ask for additional documentation.

i. Option Agreemen - The Housing Departmen verifies that the businesds a
true local businesg organization or governmentagencyoperatingin Teton
County.

ii. Determination of Qualification

a) TheHousingDepartmenwill providea Qualified Businesd_etter” once
the verification processs completeand the businesds approvedto be a
qualified business.The Housing Departmeniwill then sign the Optior
Agreement; or

b) If the businessis not deemedto be a qualified business,the Housing
Departmer will inform the businesswith a written letter and copy the
declarantor option holder. The businesswill not be allowedto obtainan
option if it is not approved agualified bythe Housing Department

iii.  Causefor Expulsion- Any materialmisstatemenof fact or deliberatefraud
by a businessn connectionwith any information suppliedto the Housing
Departmentshall be causefor immediate expulsionfrom the application
process and/or for obtaining or keeping an option.

4. Option Procedures

a. Obtainingan Option - Options are availablefrom a declarantor from another
option holder. A declarantcan chooseto provide an option if the businesss a
qualified busines anddoesso by recordingan Option Agreemer " signedby the
declarantthe HousingDepartmentandthe qualified business An option holdel
may provide amption to aqualified business byssigning theoption.
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b. Notice of Right to Exerciseor Waive Option - The Housing Departmentwill
immediatelysenda noticeto the businessholding the option (optionol) uponthe
following three events:

i. Housing Departmen®§ receipt of a INotice to Sell” by the owner of the
property.

li. HousingDepartmer $ exerciseof its default option assetforth in the specia
restrictions.

iii. The occurrenceof a default and forced sale as set forth in the specia
restrictions.

This notice triggers the timeframe the optionot has to identify a proposed
purchaser as outlined in tH®ption Agreement.

c. Exerciseof Option - An optionol shall have a timeframe as outlined in the
Option Agreemen( to exercisethe option. The timeframe will begin upon
receiptof the VOptionNotice " To exercisehe option, anoptionol mustnotify the
HousingDepartmenbn or beforethe expirationof the timeframethat they have
identified a proposed purchaserfor the home. Additionally, the proposed
purchaser must submit a complete application as outlined in Section
16.10500.E.3.: Qualified BusinessApplication, on or beforethe expiration of
thetimeframe.The HousingDepartmentvill takeapproximatelyfive (5) busines
days to determine whether the proposed purchaser is:

i. Qualified under®Option Agreement.
ii. Qualified under terms of the Housing Departnggtecialrestrictions.

The HousingDepartmenwill verify thatthe businessontinuesto be a qualified
business each time the option is exercised (See Section 16.10500.E.3.t.
Verification).

d. Waiverof Option- If the Optionordoesnot wish to exercisethe option, they car
sign the 3Affidavit of Waiver” indicating they are waiving the option. This
affidavit will be recorded with the Teton County CleglOffice.

In the casewherean option is waived,the HousingDepartmenwill find a buyer
usingthe processoutlinedin Section16.10500.C. SalesandResaleProcedure of
theseHousing Department Rules and Regulations

i. Failure to Identify Purchaserduring RequiredTimeframe- If the optionol
doesnot identify a proposedpurchaseron or before the expiration of the
timeframe, theptionorwill automatically have waived thedption.
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e. Assignmer - An optionol canassignits option to anotherqualified businessif at

any time the businessholding the option ceasego be a qualified businessthey
must assign theption. This is done using the following process:

i. Written Notice - The optionol providesthe HousingDepartmenwith written
notice that they wish tassign theiroption.

ii. Applicatior - The businessthat is being assignedthe option submits an
applicationto the Housing Departmentto becomea qualified business(see
Section16.10500.E.3.a Qualified Business Application

lii. Housing DepartmentApproval - If the businessqualifies, the Housing
Departmentwill provide a Qualified BusinessLetter” to the businessand
sign the Option Agreement.

iv. Consideratio - The assignmenmay not have any considerationexceptfor
consideration required to make #ssignment legal.

5. Qualified Purchase - TheHousingDepartmentvill determinewvhethera households
gualified to purchase based on the following criteria:

a. Letter of Certification - The purchaserwill be qualified by the Housing

C.

Departmenbnly if they havea materialnexusto the optionol asapprovedoy the
HousingDepartmer. A 3 etterof Certification” form demonstratinghe materia
nexusthe proposedpurchasemhaswith the Optionor must be completedby the
optionor. The 3d.etter of Certification” form is available from the Housing
Departmer. The optionol mustdeliverdocumentatiorsatisfactoryto the Housing
Departmer that verifies (1) that the proposedbuyeris a full-time employeeof
optionor, or (2) that the identified purchasertherwisehas a material nexusto
optionor.

Qualified Househol - A Householdwill be qualified by the HousingDepartmen
using the Application and Verification processoutlinedin Section16.10500.D.
Purchase ProcedurestheHousing Department Rules and Regulations

If the identified purchaserdoesnot qualify becauseof not meetingthe Housing
DepartmentRules and Regulationsrequirements Housing Departmentspecia
restrictions,or Option Agreement” and the timeframe has not expired, the
optionormay identify another proposed purchaser.

Affidavit of Exercise- Whenthe HousingDepartmendetermineghe household
meetsqualifying criteria of the Vption Agreement” theseHousingDepartmen

RulesandRegulation; andHousingDepartmengpecialrestrictions the Housing

Departmentwill sign an 3Affidavit of Exerciseof Option Right” indicating the

households qualified. The optionor will alsosignthe SAffidavit of Exerciseof

OptionRight " indicatingthey areexercisingthe option right. The affidavit will be

recorded with the Teton County Cle§Kand records.
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16.10600

Rental Standardsand Procedures

A. Applicability - All rental housing units administeredby the Housing Department
including the Affordable Rental program (which includes legacy Employee housing
units) andthe Workforce Rentalprogram(which includesthe legacyARU program) are
subjectto theseHousingDepartmenRulesand Regulationg with the exceptionof units
that are owned by Teton County or the Town of Jacksonand usedfor housingtheir
employees Section 6-1 doesnot apply to caseswhere the Housing Departmenthas
approved rental of a room in a unit.

B. Rental Standards
1. Affordability - To ensurethatthe rentsareaffordableto householdgarningless thar
one hundredand twenty percent(120%) AMI for Affordable units rentswill be
calculatedusingthe following methoc (rentsfor workforceunits aresetby owneranc
have no cap
a. Standardf Affordability - The standardor affordability providedby HUD is tha

d.

no more than thirty percent(30%) of a households income shouldbe spenton
housingcosts.Includedin this thirty percent(30%) arerent, propertytax, water
sewer,gasand/orelectric,andtrashremoval.One parkingspaces requiredat no
chargeto the tenantunlessotherwiseapprovedby the Town Council or Board of
County Commissioners

HouseholdSize for Rent Calculation- For purposesof calculatingrental rate
only:

Studio: One (1) person
One-bedroom: One (1) person
Two-bedroom: Two (2)persons
Three-bedroom: Three (3) persons
Four-bedroom: Four (4) persons

Calculation of Rent - Monthly rent will be the lower income limit for eacl
respectiveaffordability range(specific to the numberof bedraomsto determine
householdsize). divided by twelve (12), and multiplied by thirty percent(30%).
Studiounits may chargeeighty percent(80%) of a one-bedroonunit. Dorm units
may charge seventy-five (75%) of a studio.SeeSection16.10.003(C)for income
ranges.
i. ®Plus” Units - Fifty dollars ($50) will be addedfor #lus” units. Plus’
units have extra floor area for offices, play areas, etc
ii. LeaseRenewals Therentwill be calculatedeachyearandappliedto a
leaserenewalTenantswill be notified three(3) monthsin advanceof the
new lease amount. The new calculationwill also be applied for new
households signing a lease
Tenanthouseholdsmust qualify underthe housingprogramdesignatedo each
unit. SeeSection3-3. Tenanthouseholdwill be requiredto re-qualify annually.
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Householdincome will qualify aslong asit is below the incomelimit for the
income range

e. All leases are required to be approved by the Housing Department
2. Primary Residence

a. OccupancyRequiremen - Householdsshall physically occupy their home full-
time at leaseighty percent @%) of the term of their lease

b. BusinessActivity Restricte(- Householdsvho rentarestrictechousingunit shal
not engagein any businessactivity in such dwelling, other than any home
occupationuse permittedin that zoning district and as permittedin the Least
Agreement

c. No Guestdor an ExtendedPeriod- Householdsvho rentrestrictedhousingunits
shall not permitany adultguestsoverthe ageof 18 for periodsin excessof thirty
(30) cumulative days per calendar year.

3. Eviction - In the eventthat a tenanthouseholds in defaultof their leaseagreement
theywill be evictedfrom the rentalunit. The eviction processwill bein accordance
with Wyoming law and all applicable Wyoming Statutes.

C. Rental Procedures

1. SelectionProces - A uniqueprocessappliesfor selectingeachqualified househol:
within each housing program. The following sections provide specific details
regarding the Housing Departmedministeredentalhousingprograns.

a. WeightedDrawing - Wher an Affordable rentalownedby the HousingAuthority
is available,tenantswill be identified through the weighted drawing process.
Applicantswill submita completeapplication,which will be kepton file for one
year (Affidavits of CurrentEmploymentwill needupdatingafter six (6) months).
WeightedDrawingentriesfor drawingsenteredwithin the oneyearwill only neec
to submit a Weighted Drawing Entry Form assuminga completeup to date
applicationis on file with the HousingDepartmentA qualified householdshall
be selectedto rent accordingto the rules setforth in theseHousingDepartmen
Rules and RegulationSection16.10400 Weighted Drawing.

b. First ComeFirst Servec- In the eventno weighteddrawing entriesarereceivec
during the weighted drawing entry period, the selection process will be
determinedby a first come first servedbasis. The first qualified househol
submitting a complete application will be allowed an opportunity to rent if
eligible.

c. CompleteApplication £Eachhouseholdenteringa weighteddrawingto renta
restrictedhousingunit ownedby the Housing Authority is requiredto submita
completed 3Application for Restricted Rental Housing” and or a 3Weighted
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Drawing Entry " form. WeightedDrawing Entry Formswill only be acceptedf a
completeand up to dateapplicationis on file with the Housing DepartmentA
certification pagewill alsobe signedby the applicantand notarized.In addition,
an 3Authorization to Releaselnformation” is signed by the applicant, which
allows the Housing Departmentto obtain banking information and any other
relevant information. Application forms can be obtained from the Housing
Department or from the Housing Departm§mnwebsite

2. Verification of SelectedHousehold- The Housing Departmentverifies that each
householdselectedto rent a restrictec housing unit meetsthe qualificatior anc
eligibility requirements specific to thestricted housing unit

3. Materials Required- To determinethat a householddesiring to rent a restrictes
housingunit meetsall of the requiredcriteria, the Housing Departmentwill request
all of the following for a completeapplication,which will be submittedat weightec
drawingentry:

a. HousingDepartmentApplication for RestrictedOwnershipor RentalHousing-
Completed and signed Housing Department Application for Housing.

b. Weighted Drawing Entry Form - Completedand signed 3Weighted drawing
Entry “form. SeeSection16.10500.D.3.a Materials Included with Application

c. Credit Report- Full three-bureaicredit report that reflects credit scoresfor all
adult household membersdated no more than 30 days from submittal of
application.

d. Federallncome Tax Returns- Signed federal income tax returns (electronic
signatureis not sufficient) and all attachmentg(including W-2s, 1099s) and
schedules for the last two (2) years for all adult household members.

e. Verification of Current Employmentin Teton County - One or more of the
following will be required for verification of Current Employmentin Teton
County includes:

I. Wage stubs;
ii. Employer name, addresand phone number;
iii. Contract for employment;

iv. 3Authorizationto Releaselnformation” form signed by all adultsin the
household to obtain third party employment verifications; and

If deemedapplicable,the Housing Departmentmay requestthe following be
submitted with an application:

i. If self-employedthree(3) yearsof businessand personalax returnsalong
with a current®rofit and Loss Statemehandbalancesheet.

ii. Nerification Form for AccessibléJnit Preference:

Jackson Municipal Code
Title 16 £Housing
Pageb5 of 78



iii. Any otherdocumentatiorthat the HousingDepartmentdleemsnecessaryo
determinequalification, such as, divorce decrees,Social Securityincome,
rental income, etc.

4. Verification of Application - To protect the interestsof the community that has
investedin the creationof restrictedhousingunits, the HousingDepartmentwerifies
that information submittedon the application is true and correctand may request
documentoutlinedin Section16.10500.D.4. Verification of Applicationto assistin
this process. All financial information shall remain confidential, except as
documented in Sectial6.10500.A.7.a. Privy to Purchase and Sales Agreement.

5. QualificationLetter - After the HousingDepartmenterifiesthatthe householdneet:
the qualificationanc eligibility criteria for the particularrestrictec housingunit, it will
issue aQualification Letter to the potential renter within 10 business days.

16.10700 Compliance and Exception, Appeal, and Grievance Standards and
Procedures

A. Compliance Process - Special Restrictionsare recordedon all Housing Department
homes.Theserestrictionscontrol the occupancyand useof the unit. They alsorefer to
these Rules and Regulations

The HousingDepartmentComplianceSpecialistmonitorsoccupancyanduserestrictions
to ensureownersare in compliance and acts on various complaintsfrom the public
concerningcomplianceissues. The Housing DepartmentCompliance Specialistalso
receivesandprocessesequestdor exceptions appealsleaveof absencerequestdo rent

transfer oftitle, andqualified mortgages.
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1. Compliance Requirements

a.

a.

Affordable Units - - Owners of Affordable housing units with restrictions
recorded after June 4, 2018 will receive annual requestsfor information
concerningemploymen insurancerequirementsownershipof residentialreal
estatr and occupancyof the unit. Owners of Affordable housing units with
restrictionsrecordedprior to June4, 2018 are not requiredto verify continued
employmentannuallyor ownershipof residentialreal estate however,they may
be required to verify occupaneyd insurance requirements

Employment-basednd Workforce HousingUnits - Employment-basednits and
Workforce housing units are requiredto provide information to the Housing
Departmentannually concerningincome, employmentand ownershipof other
residential real estate.

EmployeeHousingUnits - Ownersof Employeehousingunits will berequiredto
submit information annually about the occupantsof the units, their income,
employment, and ownership of other residential real estate.

AccessoryResidentialUnits - Ownersof ARUs will be requiredto annually
submitinformation concerningthe occupantf the units, their employmentand
ownership of residential real estate.

Exemptionfor Retiree<- During ownership,if one (1) memberof the household
meetstheretirementage asdefinedby the FederalSocial SecurityAdministratior
definedin theseHousingDepartmentiRulesand Regulations the householdwill
be exemptfrom continuedcompliancewith income and employmenteligibility
standards.

. Submittal and Timeline

Housing DepartmentRequestfor Information - The Housing Departmentwill
senda letter to ownersof restrictedunits requestingnformation. The letter will
outline what type of informationis requiredbasedon the unit § restrictions.The
owner will be given thirty (30) daysfrom the date of the letter to submit the
requested information to the Housing Department.

Defauli - Failureby the ownerto submitrequestednformationwill be considerec
default.

Common Default Violations - In caseswhere the restriction defines the default

processjt will controlthe processlf the restrictiondoesnot definethe processthe
default process is as follows:

Jackson Municipal Code
Title 16 £Housing
Pages7 of 78



Common violations include, but are not limited to:

a.

Occupanc - A householdhatdoesnot occupythe restrictec housingunit for the
numberof monthsin a calendaryearasrequiredby the restrictionis in violation
of theHousing Department Rules and Regulations

Guest - Guestsoverthe ageof 18 arenot allowedto occupya restrictec housing
unit in excess of 30 cumulative days per calendar year.

Rentin¢ - Rentinga restrictedownershipunit is only allowed per the restrictive
covenar or assetout in Section16.10500.B.z. Rental Proceduregor Owner-
Occupied Properties

Leaveof Absence- Leavesof absencemustbe preapprovedf the households
expectedo be gonelongerthan permittedby the HousingDepartmenRulesand
Regulationsor thedeedrestrictions.

Pet: - Specific policies for pet ownership are outlined in the Covenants,
Conditions and Restrictionsand/or the Master Rules and Regulationsand are
enforcedby the HomeownersAssociation Policiesfor rentalunits areoutlinedin

the lease agreement.

Mortgage Delinquency - Failure to maintain obligations required under any
mortgagess considered a default undsprecialrestrictions.

HOA Delinquenc - Failureto pay HomeownersAssociationduesis considered
violation of thespecialrestrictions.

GroundLeaseDelinquency- It shall be an eventof defaultif lessedails to pay
thegroundlease fee or other charges required by the terms tdédike.

Water/SewemDues Delinquency- Unpaid water and sewerduescanresultin a
lien placed on property that would constitute a violation ofpieeialrestrictions.

EmploymentVerification - Employmentbasedand Workforce units require an

owner to work an averageof 30 hoursper week at a local businesdocatedin

Teton County, Wyoming. The owner must earnat least75% of their household
income at a local businesswithin Teton County. Annual verification of

employmentand income is required for owners of Employment-basedand
workforcerestricted housing units.

Affordable units built after June4, 2018 will be requiredto provide proof of
employment in Teton County at a local business.

Ownership of Residential Property - Owners of Employment-lased anc
Workforce housingunits are not allowedto own residentialpropertywithin 150
miles of Teton County. All rentersof Housing Department-administerecental
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units are not allowed to own residential property within 150 miles of Teton
County.

|. EstatePlannin¢ - Restrictedhousingunits cannotbe putinto a trust. A trustdoes
not meet the definition of qualified householdand therefore cannot own a
restrictec housing unit. The Housing Departmentdoes accept other related
documents for estate planning (Non-testamentary DpedDeath).

m. CovenantsConditionsandRestrictiong CCR) Violations- Any defaultor breact
of the CCRs, Mortgage Agreements,and/or Master Rules and Regulationsis
considerech defaultof the specialrestrictionsor groundlease.This includesbut
is not limited to prompt paymentof HomeownersAssociationduesand grounc
leasdees.

n. Bankruptcy +Restrictionsarerecordedon propertieswith the strict intentthatthe
restrictionswill run with the property in perpetuity. Restrictionsmay not be
stripped from the property in cases of bankruptcy

B. Processfor Default ContestedCaseHearings - All defaulthearingsare conductedn
compliancewith the Wyoming AdministrativeProcedureg\ct andarecontestedasedor
which the rules and processesare set forth herein. All requestsfor hearingsand
subsequentocumentshallbe submittedandfiled with the HousingDepartmentandall
records related to the contestedcase hearing shall be maintained by the Housing
Department.

1. Noticeof Defauli - Whenthe HousingDepartmentileemsanownerto bein defaultof
a specialrestriction,the HousingDepartmenshall notify the ownerwith a Notice of
Default Letter.

a. The Notice of Default shall be sentto the owner via U.S. Mail certified with
return receiptrequestecand via email, if an email addresss known. The letter
will be considered delivered on the date it is sent.

b. The owner shall have thirty (30) days from the date of the Notice of Default to:

i. Cure the default,

ii. Requesta default hearingof the Jackson/TetorCounty Housing Authority
Board, or

iii. Providethe HousingDepartmenivith a d_etterof Intentto Sell” the homeor
unit in accord with the special restriction.

c. The Housing Departmentshall determinewhat constitutesa cure of the default
based upon the special restriction and the circumstances of the owner.

2. Requestfor Default Hearing - In the eventthe owner fails to cure the default or
desiredo challengethe defaultidentified by the HousingDepartmentthe ownermay
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requesta hearing before the Jackson/TetonCounty Housing Authority Board
(JTCHA) to determine the merits of the allegations of the default.

a. To requesta hearing,the owner must submita Requestfor Default Hearing
form to the Housing Department within the thirty (30) day cure period.

b. A feeshallbe chargedby the HousingDepartmenfor such Requesfor Default
Hearing.” The fee amountwill be set annually in a separatedocumenttitled
3Annual Feesto be updated and published by the Housing Department.

Failureto Respondo Default- If the ownerfails to respondo the Notice of Default,
theHousingDepartmentvill considerthe non-actionor failure to respondasa breact
of defaultand shall take stepsto enforcethe defaultin accordwith the applicable
Special Restriction and/or the Housing Department Rules and Regulations
Enforcemenbf the breachor violation includesbut is not limited to forcing the sale
of the home or unit.

Default Hearing

a. JTCHA may designatea Hearing Officer and sign an Order Appointing the
Hearing Officer.” If JTCHA desires,they can electto appointa non-exclusive
Hearing Officer for a period of two (2) years,recognizingthat there may be a
needto appoint a different Hearing Officer in some casesincluding but not
limited to a conflict of interest or absence

b. Within thirty (30) days of the signed Order, the Hearing Officer will issuea
scheduling order, which shall include the Official Notice of Hearing, and
deadlinedor the partiesto submitevidentiarydocumentsexhibits, withesslists,
and/or pre-hearing memorandums.

c. Evidentiarydocumentsexhibits,witnesslists, and/orpre-hearingnemorandums
to include a written statemenbf facts, conclusionsof law, and proposedorder
shall be exchangedby the parties, filed with the Housing Departmentin the
contestedcaseproceedingsubmittedto the HearingOfficer andto the JTCHA, at
leastfifteen (15) days prior to the hearingdate. Any documentor witnessnot
includedin thesesubmissiondy the deadlineshall not be raisedat the hearing
and shall not be admitted into evidence at the hearing.

d. Hearingproceedingsnay be recordedbut are not requiredto be transcribedIf
either party wishesto havea court reporterpresentto transcribea hearing,all
associated costs shall be paid by the party unless the parties agree to share costs.

e. All witnessewhc providetestimonyatthe hearingwill be swornin underoathby
either a court reporterif oneis presentthe Hearing Officer, andif no Hearing
Officer, the JTCHA Chair. The parties shall be permitted to cross-examine
witnessesandthe JTCHA andthe HearingOfficer shall havethe opportunityto
ask questions of the witnesses and Housing Department staff.
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f. TheHousingDepartmen$ determinatiorthe Notice of Defaultis presumedo be
correct,andthe burdenof proof shall be on the complainantnot on the Housing
Department.

g. If the owner requires an interpreter, the Housing Departmentwill make
arrangements to provide one and bear the costs.

h. If the complainantfails to appearat the hearing, the JTCHA may make a
determinatiorto postponethe hearing,canproceedto review the evidencebased
upon the written submissionspr can deemthe failure to appearas a breachof
default.

5. JTCHA Deliberation and Decision

a. Deliberation- The Hearing Officer or JTCHA Chair, if no Hearing Officer is
presentshall closethe evidentiaryhearing,andthe HousingAuthority Boardwill
commence deliberation in public to include the following:

i. The JTCHA will examinethe specialrestriction,the evidencepresentedn
writing, and any testimony provided at the hearing and shall make a
determinationon the allegationsof the Notice of Default basedupon the
preponderance of evidence standard of review.

li. The burden of proof shall be on the owner to refute the alleged default.
b. JTCHA Decision TheJTCHA Decision will be to either:

i. Affrm the Housing Departmen$ Notice of Default. The Housing
Departmentwould proceedto exercise its remedies against the owner
accordingto the specialrestrictionor groundleaserecordedon the property,
or

ii. Rejectthe Notice of Defaultof the HousingDepartmenandno furtheraction
would be pursuedfor the specificallegeddefaultunderthe specialrestriction
or ground lease recorded on the property.

c. JTCHA Decision and Motion - The JTCHA shall make a motion in the
affirmative {e.g: | moveto affirm the Housing Departmen® assertionthat the
owner (owner$ name) of (address)is in default of the Special Restriction
recordedon the property pursuantto the Notice of Default.} The motion shall
receivea second. JTCHA will enterinto discussionon the motion andvote. If
the motion carries,the JTCHA affirms the Notice of Default. If the motionfalils,
the JTCHA has decision

d. Order of Decision- The prevailing party will draft the Findings of Fact and
Conclusionsof Law and Order, which shall setforth the Board$ decision The
Findingsof Factand Conclusionsshall be transmittedto the Hearing Officer,
then reviewed and approvedby the JTCHA at a subsequenmmeeting of the
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JTCHA in a timely mannerno later than sixty (60) daysfollowing the hearing
date,which shall be properly noticedand opento the public. The Ordershallbe
filed in the contestedcasefile with the Housing Department. No appealof the
JTCHA decisionshall be madeto the JacksonTown Council or the Board of
County Commissioners.Any appealof the JTCHA Ordershall beto the District
Court of Teton County, Wyoming, unless otherwise stated in the Special
Restriction.

C. Proces for Exception Hearing Process

1.

Requestfor Exception - The Housing Departmentwill consider requestsfor

exceptiongo rulespertainingto qualificationandeligibility criteriaaswell asto rules
pertaining to occupancyand use. Granting of exceptionsis rare; however, it is

recognizedhat certainuniquecircumstancegxistthat are not contemplatedn these
Housing DepartmentRules and Regulations Exceptionswill only be grantedin

uniquecircumstanceshat are beyondcontrol of the householdanc arenot addresse
in theseHousingDepartmenRulesandRegulationsRequest$or exceptionsnustbe
submittedprior to the openingof a weighteddrawing for a home.In caseswvherea
weighteddrawingis not usedfor identifying a buyer,the requestmustbe submitted
prior to submissiorof an application.All Requestdor Exceptionsare subjectto the
review and approval of the Housing Manager

A householdnay submita Requesfor Exception” to the HousingDepartmenusing
the Requestfor Exception” form with the requiredfee, which is specifiedin a
separate¥ee Schedulé documentthatis updatedannually. The HousingManager
will review and rendera decisionon the Requestfor Exceptionwithin fifteen (15)
days from the date of submittal.

Requestor ExceptionHearingProces - If the Requestor Exceptionis deniedby the
Housing Manager, the applicant may request a hearing of the JTCHA.

a. Submita Requesfor Hearingform with a feeto the HousingDepartmentithin
fifteen (15) days of the date of denial ®equest for Exception.

i. Requests for Exception Hearings must contain the following information:

a) The particularground(s)uponwhich it is based,ncluding a copy of the
Request for Exception and the Housing Manager's decision;

b) The action or remedy requested;

c) The name address,telephonenumber of the complainantand similar
information of complainar§ representative, if any;

d) Proofof notification of hearingrequesto the housingunit § Homeowners
Association, if applicable; and

e) Appeal Fee.

3. HousingDepartmenReviewandRecommendatic - All requestgor hearingswill be

reviewed by Housing Departmentfor completenessand provided to the JTCHA
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Board within thirty (30) days with a recommendatiorfor action, copied to the
complainant and/or representative.

. Hearin¢ - The hearingwill be heardby the JTCHA Board at a properly noticed
meeting scheduledat least thirty (30) days following the Housing Department's
receipt of theRequest for Hearingto ensure notice and due process.

a. Hearing Officer

JTCHA may designatea Hearing Officer and sign an ®Order Appointing the
HearingOfficer.” If JTCHA desirestheycanelectto appointa non-exclusive
HearingOfficer for a periodof two (2) years,recognizingthattheremay be a
needto appointa different Hearing Officer in somecasesincluding but not
limited to a conflict of interest or absence

If a HearingOfficer is designatedwithin thirty (30) daysof the signedorder,
the Hearing Officer will sendout a schedulingorder (Official Notice of
Hearing) and timeline.

Hearingsmay be recordedand are not requiredto be transcribed.If owner
wishesto have a hearingtranscribed,all associateccostsshall be paid by
owner.

b. Hearing Process

Vi.

JTCHA may designatea Hearing Officer and sign an ®Order Appointing the
Hearing Officer.

Within thirty (30) daysof the signedorder,the HearingOfficer will sendouta
schedulingorder (Official Notice of Hearing)and timeline for the partiesto
submit evidentiary documents and a list of witnesses.

Evidentiarydocumentandwitnesslist alongwith a written statemenbf facts
shallbe submittedby eachpartyto the oppositepartyfifteen (15) daysprior to
the hearing date.

Hearingsmay be recordedand are not requiredto be transcribed.f owner
wishesto have a hearingtranscribed,all associatedccostsshall be paid by
owner.

All witnesseghat providetestimonywill be swornin underoathby the court
reporter,and if no court reporter,the Hearing Officer, and if no Hearing
Officer, the JTCHA Chair. Both partiesshall be permittedto cross-examine
witnessesandthe JTCHA shall havethe opportunityto ask questionsof the
witnesses and Housing Department staff.

The HousingDepartmen® decisionconcerninghe exceptiorwill beassume
correct, and the burden of proof shall be on the complainant.
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C.

vii. If the complainantfails to appearat the hearing,the JTCHA may make a

determinatiorto postponehe hearing,may makea determinatiorbasedupon
the evidence submitted, or may dismiss the matter for failure to appear.

JTCHA DecisionBinding - Basedon the evidenceconsideredt the hearing,the
JTCHA will provide a decisionby meansof a motion and majority vote. The
decisionof the JTCHA shall be binding, andthe HousingDepartmenthall take
all actionsnecessaryo carry out the decision.No appealof the JTCHA shall be
madeto the Town Council or County CommissionersAny appealshall be made
to theDistrict Court of Teton County, Wyoming.

5. Other Remedies- The Housing Departmentshall have the right to enforce the
provisionsof theseHousing DepartmentRules and Regulationsunder any civil or
criminal remedy provided under Wyoming Law.

D. Grievance Procedure - A grievancds anydisputethatseller,buyer,or ownermay have
with the Housing Departmentwith respectto an action or failure to actin accordance
with the individual § rights, duties,welfare, or status.A grievancemay be presentedo
the Housing Department under the procedures below.

1.

Requestfor GrievanceForm - Any grievancemust be presentedn writing to the
Housing Department on th&Request for Grievancdorm and include:

a.

b.

C.

d.

The particular ground(s) upon which it is based;
The action or remedy requested;

The nameaddresstelephonenumberof the complainantand similar information
of complainan® representative, if any; and

Grievance fee.

2. Housing Department Review and Decision

16.10800

a.

b.

C.

The Housing Department Housing Manager will review all Requestsfor
Grievances.

The Housing Manager shall issue a written letter summarizingthe decision
regarding the requestedgrievance within thirty (30) days of receipt of the
Requestfor Grievance:. The letter will be sentvia U.S. mail certified return
receipt requested and via email if an email address is known.

The applicant may requesta hearing of the JTCHA pursuantto Section

16.10.00.3.a.2. if the grievance decision of the Housing Manager is disputed.

Occupancy and Use
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